Agenda ltem No: 22.C

STAFF REPORT

Report To: Board of Supervisors Meeting Date: June 4, 2020
Staff Contact: Hope Sullivan, AICP, Planning Manager

Agenda Title: For Possible Action: Discussion and possible action to introduce, on first reading, Bill No.
, an ordinance amending the Silver Oak Planned Unit Development so as to expand
the boundary of Block DD on property zoned Single Family 12,000 Planned Unit
Development located south of Silver Oak Drive and East of Siena Drive, APNs 007-552-38
and 007-552-41. (Hope Sullivan, hsullivan@carson.org)

Staff Summary: The Silver Oak Planned Unit Development (PUD) was approved on
September 16, 1993. The conditions and terms of approval of the PUD were incorporated
into a development agreement adopted on January 6, 1994 as Ordinance No. 1994-1. The
PUD includes four cluster housing blocks, one of which is already developed. The
applicant is proposing that the boundary of Block DD be expanded easterly to incorporate
.94 acres of designated open space into residential lots. The Board of Supervisors may
amend the PUD.

Agenda Action:  Ordinance - First Reading Time Requested: 20 Minutes

Proposed Motion
I move to introduce, on first reading, Bill No.

Board's Strategic Goal
Quality of Life

Previous Action
April 29, 2020: The Planning Commission recommended approval by a vote of 7 - 0, 0 absent, 0 abstention.

Background/lssues & Analysis
See the April 29, 2020 staff report to the Planning Commission.

Attachments:
Draft Ordinance
Staff report to the Planning Commission (PUD-2020-0002) dated April 29, 2020 with attachments.

Applicable Statute, Code, Policy, Rule or Regulation
CCMC 17.09 (Planned Unit Development) and 17.07 (Findings); NRS 278.330 (Tentative Map); NRS Chapter
278A (Planned Development).

Financial Information
Is there a fiscal impact? No




If yes, account name/number:
Is it currently budgeted? No
Explanation of Fiscal Impact:

Alternatives
Do not amend the Silver Oak Planned Unit Development, identifying what findings cannot be made.

Attachments:
TPUD Amendment Silver Oak.doc

Staff report to the Planning Commission (PUD-2020-0002) dated April 29, 2020 with attachments..pdf

Board Action Taken:
Motion: 1) Aye/Nay

(Vote Recorded By)


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/603793/TPUD_Amendment_Silver_Oak.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/600552/Staff_report_to_the_Planning_Commission__PUD-2020-0002__dated_April_29__2020_with_attachments..pdf

SUMMARY - An ordinance amending the Silver Oak Planned Unit Development approved on
September 16, 1993.

BILL NO.
ORDINANCE NO. 2020-__

AN ORDINANCE TO AMEND THE SILVER OAK PLANNED UNIT
DEVELOPMENT SO AS TO EXPAND THE BOUNDARY OF BLOCK DD
NORTHEASTERLY BY .94 ACRES ON PROPERTY LOCATED SOUTH OF
SILVER OAK DRIVE AND EAST OF SIENA DRIVE ZONED SINGLE FAMILY
12,000 PLANNED UNIT DEVELOPMENT, APN 007-552-38 AND 007-552-41,
AND PROVIDING OTHER MATTERS PROPERLY RELATED THERETO.

The Board of Supervisors of Carson City do ordain:

SECTION I

An application for an amendment to the Silver Oak Planned Unit Development on
Assessor’s Parcel Number 007-552-38 and 007-552-41, located south of Silver Oak Drive and
East of Sienna Drive, Carson City, Nevada, was duly submitted by the Carson City Planning
Division in accordance with Section 17.09, et seq. of the Carson City Municipal Code (CCMC).
The request will result in an expansion of Block DD of the Tentative Map by .94 acres as shown
on Attachment A. After proper noticing pursuant to NRS 278 and CCMC Title 18, on April 29,
2020, the Planning Commission, during a public hearing, reviewed the Planning Division staff
report, took public comment and voted 7 ayes, 0 nay to recommend to the Board of Supervisors
approval of the amendment to the Tentative Planned Unit Development.

SECTION II:

Based on the findings of fact enumerated in Carson City Municipal Code 17.07.005 and
17.09.050, the Silver Oak Planned Unit Development is amended to expand the boundary of
Block DD Assessor’'s Parcel Number 007-552-38 to incorporate 0.94 acres of APN 007-552-41,
as depicted on Attachment A.

PROPOSED this day of , 2020.

PROPOSED BY Supervisor

PASSED on the day of , 2020.

VOTE: AYES:
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NAYS:

ABSENT:
ROBERT L. CROWELL, Mayor
ATTEST:
Aubrey Rowlatt, Clerk-Recorder
This ordinance shall be in force and effect from and after the of , 2020.
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STAFF REPORT FOR PLANNING COMMISSION MEETING OF APRIL 28, 2020

FILE NO: PUD-2020-0002 AGENDA ITEM: E.3
STAFF CONTACT: Hope Sullivan, Planning Manager

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a request for a
modification to the Silver Oak Planned Unit Development and associated Development
Agreement so as to modify the development standards in the areas identified as Cluster Housing
areas “CC,” “DD,” and “EE,” and modifying the boundaries of Cluster Housing area “DD” to
incorporate 0.94 acres of area originally designated as open space, on properties zoned Single
Family 12,000 Planned Unit Development (SF-12 P), located on the southside of Silver Oak Drive,
east of Siena Drive and Red Leaf Drive, and a parcel located southwest of Eagle Valley Ranch
Road, and further identified as APNs 007-552-44, 007-552-38, 007-552-19 and 007-552-41.
(Hope Sullivan, hsullivan@carson.org)

STAFF SUMMARY : The Silver Oak Planned Unit Development (PUD) was approved on
September 16, 1993. The conditions and terms of approval of the PUD were incorporated into a
development agreement adopted as Ordinance No. 1994-1, adopted on January 6, 1994. The
PUD includes four cluster housing blocks, one of which is already developed. The applicant is
seeking to reduce the maximum number of units in Block DD, located south of Silver Oak Drive
and east of Siena Drive, from a maximum of 92 units to 64 units. The applicant is also proposing
that the boundary of Block DD be expanded easterly to incorporate .94 acres of designated open
space into residential lots. For Blocks “CC,” “DD,” and “EE,” the applicant proposes to eliminate
references to zero lot line townhomes and limitations on lot coverage, and to modify the required
setbacks. The Board of Supervisors may amend the PUD and the associated development
agreement. The Planning Commission makes a recommendation to the Board.

PROPOSED MOTION: | move to recommend approval of the modifications to the Silver Oak
Planned Unit Development and associated Development Agreement, specifically Section 2.2 of
the Development Agreement, as noted in items 1 through 11, based on the findings as identified
in the staff report and the conditions of approval.

Summary of Modifications to the Development Agreement

The allowable density in Block “DD” is changed from 92 units to 64 units.

The following wording is to be removed “with building types of zero lot line townhome,

common wall or similar units referenced in the project approval.”

3. The following wording is to be removed “Lot coverage cannot exceed thirty five (35%)
percent of the lot areas, including covered parking and ...”

4. Modify the reference to building height to state “The building height may not exceed 28
feet. This limitation supersedes the condition of approval that allows for a building height
of 35 feet.”

5. Modify the front setback requirements to state the requirement is ten feet to the house, 18
feet to the garage, measured from the back of sidewalk if there is a sidewalk on the
property.

6. Modify the rear setback requirements to state the requirement is ten feet for front access
units, and five feet to garage doors from alleys or rear property lines if a rear access.

7. Modify the side setback requirements to state the requirement is five feet, or zero on one

N



Planning Commission
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Silver Oak Planned Unit Development Modification
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side and ten feet on the other.
8. Wording that the two story elements shall not exceed 50 percent of the structure’s frontage
shall be removed.
9. Wording that a maximum of two units in a row with the same setback shall be removed.
10. Wording will be added that at the time of application for a site improvement permit for
block “CC,” “DD,” or “EE,” the applicant shall submit a signal warrant analysis for the

intersection of Silver Oak Drive and North Carson Street reflecting build out of all three
blocks.

11. The boundary of Block DD may be expanded as proposed.

VICINITY MAP:
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RECOMMENDED CONDITIONS OF APPROVAL.:
1. All lot areas and lot widths shall meet the zoning requirements approved as part of this
planned unit with the submittal of a final map.
2. The applicant shall preserve as many trees as practicable within the common open space

areas. Mature trees damaged by fire and others in poor health shall be removed only after
approval of the planning and community development department.

3. The homeowner’s association shall maintain all common open space areas including the
area devoted to the guest parking.

4, Required minimum lot area and setback requirements shall be stated on all final maps.

5. As part of the final map for Block “DD,” an easement must be created for the water main

that crosses the golf course from the southeast corner of Block “DD,” northeasterly to

Silver Oak Drive.

6. The final map for Block “DD” shall incorporate the following:

A.. The development water mains must have two connections to the existing City water
system. One connection shall be off Silver Oak Drive, east of the check valve. The
other connection must be south of the project. If not already in place suitable
easements meeting current City Standards for the southern connection are required.
All water services and hydrants must be perpendicular to the water main.

Water meters for lots 5, 6, 7, 13, 14 and 15 shall be located behind the sidewalk

All meters shall be located outside driving surfaces, including driveways.

The tentative map contemplated a traffic signal at Silver Oak Drive and North Carson

Street. For the site improvement permit, a traffic impact analysis must be submitted

which analyzes signal warrant analysis for MUTCD warrants 1 and 2 for current and

future traffic volumes, with and without the project. The traffic impact analysis must
also analyze the level of service at this intersection.

The emergency access shall be gated with an automated gate.

The street section shown only allows for parking on one side. The site improvement

plans must show that streets must be striped and signed for parking on one side

only.

H. A wet stamped water main analysis must be submitted in accordance with CCDS
15.3.1(a) to show that adequate pressure will be delivered to the meter and fire flows
meet the minimum requirements of the Carson City Fire Department.

l. A wet stamped sewer main analysis must be submitted that includes addressing the
effect of flows on the existing City system. See section 15.3.2 of CCDS.

J. A Technical Drainage Study meeting the requirements of section 14 of the Carson
City Development Standards must be submitted with the permit and plans. The
study must analyze the runoff that was originally estimated for this piece of Silver
Oak and compare that to the estimated runoff for the subject project.

K. There is a missing storm drainage connection in this regional system from the
fairway basin north of Silver Oak Drive to the basin south of Fairway Drive. A storm
drain connection must be installed with this project.

L.  Any engineering work done on this project must be wet stamped and signed by an
engineer licensed in Nevada. This will include site, grading, utility and erosion
control plans as well as standard details.

M.  All construction work must be to Carson City Development Standards (CCDS) and

meet the requirements of the Carson City Standard Details.

Addresses for units will be provided at the time of final map.

Fresh water must be used for Dust control.

moow

o m

oz



Planning Commission
April 29, 2020
Silver Oak Planned Unit Development Modification
PUD-2020-0002
Page 4
P.  Aprivate testing agreement will be necessary for the compaction and material testing
in the street right of way. The form can be obtained through Carson City Permit
Engineering.
An erosion control plan meeting section 13 of CCDS will be required in the plan set.
Any existing water and sewer services not being used must be abandoned at the
main.
New electrical service must be underground.
Any work performed in the street right of way will require a traffic control plan and a
timeline type schedule to be submitted before the work can begin. A minimum of
one week notice must be given before any work can begin in the street right of way.
Please show all easements on the construction drawings.
A Construction Stormwater Permit from the Nevada Division of Environmental
Protection (NDEP) will be required.
A Dust Control Permit from NDEP will be required.
The water main connection in Silver Oak Drive must be east of the system single
check, to ensure the subdivision is connected to the 4960 water pressure zone.

H0 1O

Xz <C

LEGAL REQUIREMENTS: CCMC 17.09 (Planned Unit Development)

MASTER PLAN DESIGNATION: Medium Density Residential (MDR) & Open Space (OS)
ZONING DISTRICT: Single Family 12,000-Planned Unit Development (SF12-P)

KEY ISSUES: Can the proposed madifications be supported by the required findings?

SURROUNDING ZONING AND LAND USE INFORMATION:

NORTH: Single Family 12,000-Planned Unit Development (SF12-P)/Vacant land, open space,
single family homes

SOUTH: Single Family 12,000-Planned Unit Development (SF12-P)/ open space, single family
homes

WEST: Single Family 12,000-Planned Unit Development (SF12-P)/ open space, single family
homes

EAST: Single Family 21,000-Planned Unit Development (SF12-P)/ open space

ENVIRONMENTAL INFORMATION:
FLOOD ZONE: X-shaded
SLOPE/DRAINAGE: The area s flat
EARTHQUAKE: Severe/ moderate

SITE HISTORY:

The Silver Oak Planned Unit Development (PUD) Tentative Map was approved by the Board of
Supervisors on September 16, 1993 and covered 651 acres of land. The development was
approved with 293 acres of open space, 78.9 acres of commercial area, 13.6 acres for a
school/park site, 225 acres for single family and cluster development, for a total of 1,181 lots, and
40 acres of roadways. In January of 1998 the Silver Oak PUD was amended to include 24
additional dwelling units, providing for a total of 1,205 dwelling units, rather than the originally
approved 1,181 dwelling units.

In January of 1994 the Carson City Board of Supervisors approved a development agreement
with Silver Oak Development Company which set out the conditions and terms of approval. On
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June 16, 1994 an addendum was approved by the Board of Supervisors and recorded July 1,

1994. On January 2, 1995 the Board approved a second addendum to the development

agreement between Carson City and Silver Oak Development Company Limited Partnership to

modify certain previously approved setback variances and other related matters. In 1997 there

was a revised development agreement proposed by Silver Oak, but that agreement was not
completed or recorded.

Over the years there were several changes to the Silver Oak PUD, resulting in the reduction of
the number of lots proposed for the development. As an example, Carson Tahoe Hospital
purchased a section of the Silver Oak Development area for completion of the Carson Tahoe
Hospital Campus.

In August 2005, City staff and the applicant met to discuss the options regarding the setback
inconsistencies in the Silver Oak Development. It was decided at that time that a Variance
application would allow City staff and the Silver Oak Development to develop a plan for consistent
implementation and review of setbacks to be utilized on parcels which would be developed in
future development phases of parcels recorded under Silver Oak Phases listed as 16, 17 and 18
under VAR-05-195. Eventually, Phase 20 was also allowed to vary from the original setback
requirements under VAR-14-016. When Phase 21 was recorded, as FPUD-16-012 the developer
was allowed to use a variation of the required setbacks in conjunction with the recording of the
map. Setbacks in Phase 22 and 23 were modified under VAR-17-195 and VAR-18-179
respectively. Staff has supported consistency in setbacks for the individual phases within this
development.

The tentative map and development agreement identify four blocks: “BB,” “CC,” “DD,” and “EE”
that are intended for cluster housing. Per the Development Agreement, these lots will be
developed with building types of zero lot line, townhome, common wall or similar units. The
Development Agreement identifies the maximum allowable density in each block as follows:

“BB” 160 units
“cc” 145 units
“DD” 92 units
“EE” 66 units

The Development Agreement also provides the following development standards for the cluster
blocks.

Minimum Lot Size: 4000 square feet

Minimum Frontage Width 40 feet

Maximum Lot Coverage 35 percent

Maximum Height 28 feet (finished grade to ridgeline)

Front Setback 18 feet (to garage if there is a driveway apron)

5 feet (to garage if no driveway apron)
10 feet (to living space)
10 feet (two story elements)
Rear Setback 10 foot with average of 15 feet
15 feet (two story elements)
5 feet (garages)
Side Setback 12 feet (zero lot or blank wall side)
7 feet (one story element, building to property line)

10
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12 feet (two story element, building to property line)
15 feet (one story element, building to building)
20 feet (two story element, building to building)

Two story elements shall not exceed 50% of the structure’s frontage.
Maximum of two units in a row with the same setback.

Note the Board’s Notice of Decision of the PUD states the maximum building height in the cluster
areas is 35 feet, thus there is conflict with the Development Agreement.

The approved Silver Oak Tentative Map included a total of 651 acres, with 293 acres of open
space including “The Hill,” golf course, landscaped areas, pedestrian walkways, and buffer areas.
Per the Development Agreement, residential construction tax monies could be credited for the
park facility, and the pedestrian and bike paths along Winnie Lane, Ormsby Boulevard, College
Parkway, and Silver Oak Drive.

Based on an analysis of existing conditions, that applicant has found that the Silver Oak PUD
currently has an area of 609.66 acres, with 269.015 acres of open space. This calculates to 44.13
percent open space.

DISCUSSION

The applicant is seeking a modification to the PUD so as to reduce the total amount of open space
by 0.94 acres yielding 43.97 percent of the entire PUD as open space, and to modify the
development standards in the cluster blocks as follows. Wording proposed to be deleted appear
with a strike-through. Wording proposed to be added appears in bold and underlined.

“BB” 160 units

“cCr 145 units

“DD” 92 uhits 64 units
“EE” 66 units

Minimum Lot Size: 4000 square feet

Minimum Frontage Width 40 feet
Maximum Lot Coverage 35-pereent

Maximum Height 28 feet {finished-grade-toridgeline)

Front Setback 18 feet (to garage if there is a driveway apron)
10 feet (to living space)

10-feet-{two-story-elements)
Rear Setback 10-footwith-average-of-15-feet
15-feet-{two-story-elements

10 feet for front access garage
5 feet from alley to garage

Side Setback 12 feet(zerolotor-blank-wall-side)

11
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5 feet on each side or 0 on one side and 10 feet on the
other
Streetside Setback 5 feet

Two story elements shall not exceed 50% of the structure’s frontage.
Maximum of two units in a row with the same setback.

The applicant is requesting that the maximum building height be 28 feet, thus eliminating
the confusion of conflicting standards.

Per CCMC 17.09.045, the Board of Supervisors is authorized to approve a PUD, and the Planning
Commission makes a recommendation to the Board. Similarly, the Board of Supervisors is
authorized to approved a modification to a PUD, and the Planning Commission makes a
recommendation to the Board.

PUBLIC COMMENTS: Public notices were mailed on April 17, 2020 to 300 property owners
within 900 feet of the subject sites pursuant to the provisions of NRS and CCMC. Staff has
received a number of inquiries related to the application, but has not received any written
communication. Any comments that are received after this report is complete will be submitted
prior to or at the Planning Commission meeting, depending on their submittal date to the Planning
Division.

OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following comments
were received from various city departments. Recommendations have been incorporated into the
recommended conditions of approval, where applicable.

Engineering Division:

The Engineering Division has no preference or objection to the PUD revision provided that the

following conditions of approval are met:

° The site improvements must meet the revised requirements of the Silver Oak Development
Agreement, and all other applicable Carson City Development Standards and Standard
Details.

° The site improvements must meet the requirements set forth in the Conceptual Subdivision
Map review letter for CSM-19-175.

° An easement must be provided for the water main that crosses the golf course.

The water main connection in Silver Oak Drive must be east of the system single check, to
ensure the subdivision is connected to the 4960 water pressure zone.

The Engineering Division has reviewed the application within our areas of purview relative
to adopted standards and practices and to the provisions of CCMC 17.07.005. The
following Tentative Map Findings by the Engineering Division are based on approval of
the above conditions of approval:

1. Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal
and, where applicable, individual systems for sewage disposal.

The requested change has a negligible impact on water and sewer demand and is
submitted concurrently with an application for a site improvement permit that
decreases the number of units for Block DD from the 92 units that were approved with

12
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the tentative map down to 64. This results in a decreased sewer and water demand

from what was previously approved. Sewer, water, storm drain, and traffic impact
studies are being reviewed with the site improvement permit.

The availability of water which meets applicable health standards and is sufficient in
guantity for the reasonably foreseeable needs of the subdivision.

The City has sufficient system capacity and water rights to meet the required water
allocation for the subdivision.

The availability and accessibility of utilities.
Water and sanitary sewer utilities are available and accessible.

The availability and accessibility of public services such as schools, police protection,
transportation, recreation and parks.

The road network necessary for the subdivision is available and accessible. The
applicant will be required to do a signal warrant analysis at the intersection of Silver
Oak Drive and North Carson Street per the requirements of the Silver Oak
development agreement.

Access to public lands. Any proposed subdivision that is adjacent to public lands shall
incorporate public access to those lands or provide an acceptable alternative.
Development engineering has no comment on this finding.

Conformity with the zoning ordinance and land use element of the city's master plan.
Development engineering has no comment on this finding.

General conformity with the city's master plan for streets and highways.
The development is in conformance with the city’'s master plan for streets and
highways.

The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision.

The existing infrastructure is sufficient to meet the additional demand imposed by the
subdivision.

The physical characteristics of the land such as flood plains, earthquake faults, slope
and soil.

The site is more than 500 feet from the nearest known earthquake fault line according
to USGS mapping and is in a FEMA X shaded flood zone which has no special design
requirements.

The recommendations and comments of those entities reviewing the subdivision
request pursuant to NRS 278.330 thru 278.348, inclusive.
Development engineering has no comment on this finding.

The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and containment
of fires including fires in wild lands.

13
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The subdivision has sufficient secondary access. The water main analysis submitted
with the site improvement plans is being updated to include a fire hydrant flow test to

determine available fire flow capacity at the connection points.

12. Recreation and trail easements.
Development engineering has no comment on this finding.

These comments are based on the tentative map plans and reports submitted. All applicable
code requirements will apply whether mentioned in this letter or not.

Fire Department
Project must comply with the International Fire Code and northern Nevada fire code

amendments as adopted by Carson City.

FINDINGS

Per CCMC Section 17.07.005 (Findings) and Section 17.09.050 (Approval or Denial of
Application), the approval or denial of a PUD shall be based on the specific findings outlined
below. Staff will first address the findings outlined in Section 17.07.005, followed by the findings
outlined in Section 17.09.050.

Section 17.07.005 (Findings):
1. Environmental and health laws and regulations concerning water and air pollution,
the disposal of solid waste, facilities to supply water, community or public sewage

disposal and, where applicable, individual systems for sewage disposal.

Future development is required to comply with all applicable environmental and health
laws concerning water and air pollution and disposal of solid waste.

2. The availability of water which meets applicable health standards and is sufficient
in quantity for the reasonably foreseeable needs of the subdivision.

Water supplied to the development will meet applicable health standards. The proposed
modifications will decrease the water demand of the development.

3. The availability and accessibility of utilities.
All utilities are available in the area to serve this development.

4, The availability and accessibility of public services such as schools, police
protection, transportation, recreation and parks.

The Silver Oak PUD is served by existing schools, sheriff protection, transportation
facilities and parks. The proposed modifications will not create increased demand from
what existing standards would create. The noted public services are available and
accessible.

5. Access to public lands. Any proposed subdivision that is adjacent to public lands
shall incorporate public access to those lands or provide an acceptable alternative.

14
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The proposed modifications will not impact access to public lands.

Conformity with the zoning ordinance and land use element of the City’s Master
Plan.

The proposed modifications are consistent with the zoning. The proposed modifications,
specifically the expansion into the open space area is not consistent with the Master Plan
designation of open space. If all findings can be met to approve the modification to the
PUD, the Master Plan land use map should be updated to re-designate areas designated
as Open Space to Medium Density Residential. Currently, the zoning is inconsistent with
the Master Plan designation, and the request is consistent with the zoning.

General conformity with the City’s Master plan for streets and highways.
The development is in conformance with the City’s Master Plan for streets and highways.

The effect of the proposed subdivision on existing public streets and the need for
new streets or highways to serve the subdivision.

The existing infrastructure is sufficient to meet the additional demand imposed by the
anticipated development of Blocks “CC,” “DD,” and “EE” as proposed to be modified.

The physical characteristics of the land such as flood plains, earthquake faults,
slope and soil.

The site if more than 500 feet from the nearest known earthquake fault line according to
USGS mapping and is in a FEMA X-shaded flood zone, which has not special design
requirements.

The recommendations and comments of those entities reviewing the subdivision
request pursuant to NRS 278.330 thru 278.348, inclusive.

The referenced NRS citations address a tentative map. The Silver Oak PUD tentative
map was approved August 31, 1993. The subject request is NOT for a tentative map, but
rather to modify the development standards and to expand the boundary of Block DD.

The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and
containment of fires including fires in wild lands.

Each of the blocks will accommodate secondary access as required by the Fire Code. As
part of the site improvement construction plan review, a water main analysis will be
conducted to determine the available fire flow capacity at the connection points.
Recreation and trail easements.

The proposed modifications will not impact any recreation or trail easement.
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Section 17.09.050 (Approval or Denial of PUD Application) identifies the findings that must be
made with regard to approval of a PUD application, including in what respects the plan would or
would not be in the public interest with consideration of the following:

1.

In what respects the plan is or is not consistent with the statement of objectives of
the Planned Unit Development ordinance.

The request is to modify the standards associated with an existing planned unit
development, not to create a new planned unit development. The proposed modifications
will not change the permitted uses, will not change the timing of development, and will
reduce as opposed to increase the density.

CCMC 17.09.095 identifies specific design standards for planned unit developments. The
proposed modifications will not modify any of the specified design standards.

CCMC 17.09.100 requires that a minimum of 30 percent of the gross area of the planned
unit development be set aside for open space. The proposed modifications will result in
43.97 percent of the gross area of the planned unit development being set aside for open
space, thus retaining compliance with the requirements of a planned unit development.

The extent to which the plan departs from zoning and Planned Unit Development
regulations otherwise applicable to the property, including but not limited to
density, size and use, and the reasons such departures are or are not deemed to be
in the public interest.

The proposed plan does not depart from the PUD regulations. Within the parameters of
the PUD regulations, the applicant is proposing to modify the development standards
including lot coverage and setbacks as well as to change the boundaries of Block DD. As
in the original approval of the PUD, the applicant is utilizing a lot size and setbacks that
are smaller than that required in the underlying zoning district. The result is 43.97 percent
open space with both private and public recreational amenities. The departure from the
base zoning regulations is in the public interest.

The purpose, location and amount of the open space in the Planned Unit
Development, the reliability of the proposals for maintenance and conservation of
the open space and the adequacy or inadequacy of the amount and purpose of the
open space as related to the proposed density and type of residential development.

The purpose, location and amount of open space in the PUD is appropriate for the project,
and consistent with the requirements. The reduction of 0.94 acres of open space will not
compromise the adequacy of the open space. The area of land proposed to be
incorporated into Block DD is not a functional part of the golf course. The proposed
modifications do not change maintenance responsibilities.

A physical design of the plan and in the manner in which such design does or does
not make adequate provision for public services, provide adequate control over
vehicular traffic, parking requirements, and further the amenities of light and air,
recreation and visual enjoyment.
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Planning Commission

April 29, 2020

Silver Oak Planned Unit Development Modification

PUD-2020-0002

Page 12

The proposed modifications will reduce the demand on public services. The on-site

roadway network in the PUD is adequate for the anticipated vehicular traffic. Of note, per

Section VI of the Development Agreement, upon completion of the hotel casino facility,

improvement of the Silver Oak Avenue / North Carson Street intersection and signal will

be required. To ensure the safety of the intersection, staff recommends that the

development agreement be amended to require a signal warrant analysis at the

intersection of Silver Oak Drive and North Carson Street at the time of application for site
improvement permit for blocks “CC,” “DD,” and “EE.”

The relationship, beneficial or adverse, of the proposed Planned Unit Development
to the neighborhood in which it is proposed to be established.

The PUD was approved twenty-five years ago. The areas that are subject to the
modification are substantially surrounded by open space. Staff finds that the proposed
modification will not impact the relationship to the neighborhood any more or less that the
existing PUD.

In the case of a plan which proposes a development over a period of years, the
sufficiency of the terms and conditions intended to protect the interest of the public
and the residents of the Planned Unit Development in the integrity of the plan.

The proposed modification will not impact the phasing plan.

Attachments:

Ordinance 1994-1 (Recorded Document 000155121)
Application PUD-2020-0002
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DEVELOPMENT AGREEMENT

THIS EVELOPMENT AGREEMENT made and entered into this

, 1993, by and between SILVER OAK

DEVELOPMENT COMPANY LIMITED PARTNERSHIP, a Nevada limited
partnership as Developer of that certain project known as SILVER
OAK, hereinafter referred to as "DEVELOPER," and CARSON CITY, a
consolidated municipality of the State of Nevada, hereinafter
referred to as "CARSON CITY."

RECITATLS:

1. SILVER OAK, is a proposed development encompassing
Six Hundred fifty—One (651) acres of real property, more Or lesé,
located in Carson City, Nevada, more particularly described in
Exhibit "A".

2. The Master Plan for SILVER OAK ("THE PROJECT")
provides that THE PROJECT may be comprised of Eleven Hundred and
Eighty-One (1181) dwelling units in varying densities and types, a
golf course project and related facilities, hotel casino,
commercial areas, residential office areas, open space area, and
other uses customarily associated with a planned community.

3. On September 16, 1993, the Carson City Board of
Supervisors approved a planned unit development tentative map for
Eleven Hundred and Eighty-One (1181) dwelling units, a copy of the

official minutes and conditions of approval of such action are

HOSLVRO9 . AGR 1
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attached hereto as Exhibit "B" and incorporated herein by this
reference.

4. One of the conditions of the approvals of the
Tentative Planned Unit Development Map was that a Development
Agreement be prepared to encompass the entire SILVER OAK property
which should set forth the conditions and terms of approval
relating to THE PROJECT.

5. DEVELOPER and CARSON CITY mutually desire that THE
PROJECT be developed in accordance with this Development Agreement.

6. CARSON CITY and DEVELOPER desire to hereinafter have
the provisions of this Development Agreement govern the development
activities of THE PROJECT.

For good and valuable consideration, and the mutual
covenants, cénditions, and promises herein contained, the parties
do agree as follows:

I.

PROJECT CHARACTERISTICS

THE PROJECT is a planned unit development project within
the SF 12000-PUD, RC~PUD, TC-PUD, RO-PUD, NB-PUD, zoning
designations together with all of the uses accessory to and
customarily incidental to the above-referenced zones.

Based upon the preseht tentative planned unit project
map, THE PROJECT will be comprised of Eleven Hundred and Eighty-One
(1181) single-family dwelling units, a golf course and related
facilities, a hotel casino, retail commercial areas, residential

office areas, parks and other open space areas.

HOSLVRO9.AGR 2
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The aforementioned approval of THE PROJECT planned unit
development project and this development agreement shall serve as
the intent by CARSON CITY to approve the various phases of THE
PROJECT, provided that all of the requisite conditions set forth
herein are met.

II.

ADMINISTRATION OF THE PROJECT

THE PROJECT shall be developed in accordance with the
approval by the Carson City Board of Supervisors set forth in
Exhibit "B" with the following characteristics and requirements:

2.1 Phasing

THE PROJECT development is anticipated to be developed in
phases. The projected phasing plan will be sequential as depicted
on the propoéed phasing schedule attached hereto as Exhibit "C" aﬁd
incorporated herein by this reference.

Any of the final map phases undertaken by DEVELOPER may
proceed concurrently with project review and approvals to expedite
the time frames for approval and recording. Nothing herein shall
restrict the overlapping of phasing and concurrent developments or
a change in the development phasing sequence so long as the terms
of this Agreement are adhered to.

As THE PROJECT is recdrded in phases, the development of
on-site and off-site improvements shall correspond to the phases in
question, subject to the satisfaction of the Carson City Community
Development and Public Works Director or Utility Department prior

to recordation of the final map for each applicable phase.

HOSLVRO9 . AGR 3
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2.2 Cluster Housing

Contained within the PUD Tentative Map for THE PROJECT
are various areas designated for cluster housing. These areas are
delineated as Blocks "BB", "CC", "DD", and "EE". These blocks have

associated with them maximum allowable densities as follows:

"BB" - 160 Units
"CC" - 145 Units
"DD" - 92 Units
"EE" - 66 Units

These blocks of units shall be developed with a final map
for each of the separate blocks, utilizing not more than the
maximum allowable density with building types of zero lot 1line,
townhome, common wall or similar units referenced in the project
approval. | |

Development of a block of units shall be by a final map
showing the layout and design of the entire block with detail
showing typical unit types, private common areas design and
characteristics and parking detail.

Cluster housing standards set forth in the approved
development matrix restrict lot sizes to not less than four
thousand (4,000) square feet with not less than forty (40) foot
frontages. Lot coverage cannot éxceed thirty-five (35%) percent of
the lot area, including covered parking and the height of a unit
from finished grade to the ridgeline cannot exceed twenty-eight

(28) feet.

HOSLVRO9 . AGR 4
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Additionally, the front, rear and sideyard
characteristics for various units within a clustered housing area

are as follows:

* Front Yard - Where driveway aprons are provided,

18 feet to garage door measured from
back of sidewalk or curb if no
sidewalk. Ten foot minimum to

living space.

- Where no driveway aprons are
provided, 5 feet to garage door.
Guest parking spaces must be
provided in close proximity to the
living unit at a ratio of 0.5 per

unit.

- All two story elements must be a

minimum of 10 feet from street.

- Two story elements shall not exceed

50% of the structure's frontage.

- Maximum of two units in a row with

same set back.

HOSLVRO9 . AGR 5
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10 foot minimum with an average of

* Rear Yard
15 feet. Ten foot elements must be

off set in rear set backs.

- All two story elements must be a
minimum of 15 feet from the rear

property line.

- 5 feet to garage doors from alleys

or rear property lines.

* Side Yard 12 feet on all zero lot or blank

wall sides.

- Building to property lines, 7 feet
for one story elements and 12 feet

for two story elements.

- Building to Building, 15 feet for
one story elements and 20 feet for
two story elements.

2.3 Utility Connections

Within THE PROJECT, telephone, gas, and electrical power
shall be provided by DEVELOPER to the building sites or dwelling

unit and shall be placed underground to each lot or parcel.

HOSLVRO9 . AGR 6
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Public utility easements shall be granted and set forth
on the final maps.

2.4 School Site

DEVELOPER has agreed to dedicate a ten (10) acre school
site to the Carson City School District with the provision that the
playground area shall be open for public use and for the Carson
City Recreation Department, pursuant to the Joint Use Agreement
between the Carson City School District and Carson City.

2.5 Final Map Financial Assurances

The approval of the anticipated final maps on each phase
of THE PROJECT shall require a bond, cash deposit, lender set aside
letter, letter of credit, an irrevocable certificate of deposit or
other approved security to ensure completion of all or any portion
of the publié improvements within such phase equal to the approvéd
engineer's cost estimate. DEVELOPER, at its discretion and option,
may install any such public improvements within any phase prior to
the recordation of that phase's final map in lieu of posting such
security. Public improvements include streets, sewer collection
system, electric, water distribution systems, drainage system
improvements and gas lines where the same are dedicated to public
agency or body. Any assurance provided shall be periodically
reduced in accordance with City approval in order that the entire
assurance will be exonerated on final completion or improvement
construction, except for a ten percent (10%) retention in

accordance with CCMC 17.28.030.

HOSLVRO9 . AGR 7
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2.6 Grading, Drainage, and Erosion Control Measures

The grading, drainage, and erosion control plan for each
phase shall be submitted with the final map for each of the various
phases of THE PROJECT and shall be subject to approval by the City.
The drainage design shall be in accordance with CCMC 17.36.030.

2.7 Restrictive Covenants

Prior to the filing of the final map for the first phase
of THE PROJECT, DEVELOPER shall prepare and submit to the City,
Covenants, Conditions and Restrictions (CC&Rs) intended to apply to
THE PROJECT. Said CC&Rs shall be reviewed by the Carson City
Community Development Department and the Carson City District
Attorney's Office.

2.8 Expiration by Inaction

This Agreement adopted pursuant to CCMC 17.21.010 et sed.
requires that THE PROJECT shall be diligently pursued and the
approvals referenced above (if no extension has been granted) shall
expire if the final map and commencement of construction for Phase
1 of THE PROJECT is not recorded and begun by September 15, 1995.
In such event, DEVELOPER must make reapplication to CARSON CITY as
if it were seeking approval for a new project. If the map for
Phase 1 is recorded prior to September 15, 1995, this Agreement
shall automatically extend the fime for an additional two (2) year
period from said date within which the next succeeding map for the
next succeeding phase must be filed. So long as DEVELOPER files
each phase within the two (2) year extension period provided in

this Agreement, as envisioned herein, this Agreement shall remain

HOSLVRO9 . AGR 8
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in full force and effect. DEVELOPER may request additional
extensions beyond that date contemplated above if done in writing
prior to expiration.

2.9 Further Covenants

CARSON CITY shall not require any payments,
contributions, economic concession, other conditions for approvals,
or authorizations or permits, contemplated within or by this
Development Agreement other than as provided herein, or as provided
in the Board of Carson City Supervisor's approval of September 16,
1993.

2.10 Mutual Cooperation

CARSON CITY shall cooperate with DEVELOPER to obtain all
necessary approvals, permits or to meet other requirements which
are or may be necessary to implement the intent of THE PROJECT
approval in this Agreement. Nothing contained within this
paragraph, however, shall require CARSON CITY or its employees to
function on behalf of DEVELOPER nor shall this Agreement be
construed as an implicit pre-approval of any further actions
required by CARSON CITY.

2.11 Variances

As part of the approval of THE PROJECT, the DEVELOPER and
CARSON CITY agreed that to avoid piecemeal, individual variance
requests that THE PROJECT wou;d be allowed the following specific

variances from the otherwise applicable provisions of CCMC:

HOSLVRO9 . RGR 9
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Cluster Area

a) The cluster housing area height of units is varied
from twenty-six (26) feet to twenty-eight (28) feet.

b) Roadways in the cluster areas may be reduced from
thirty-six (36) feet in width to twenty-six (26) feet in
width provided that parking courts within the clustered

housing area are created.

c) Lot size, set backs and configurations are to be in
accordance with the standards set forth in Paragraph 2.2
hereof.

Remaining Residential Area

a) Except for residential 1lots within THE PROJECT,
which abut existing residential structures where height
is limited to twenty-two (22) feet from final grade, the
height is otherwise varied from twenty-six (26) feet to
twenty-eight (28) feet from finished grade to the
ridgeline.

b) Roadway widths are varied from thirty-six (36) feet
to thirty-two (32) feet of paved section within
neighborhood areas and local streets with sidewalk and
bicycle paths on one side of the street. Cul de sacs are
not required to have sidewalks. All streets may utilize
"rolled curb and gutter".

c) Front, rear and sideyard set backs are varied by lot

size as follows:

10
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* Front Yard

6000 to 7000 Sq. Ft. Lots

- 18 feet to garage door from back of

sidewalk or curb if no sidewalk.

- 15 feet to living area or turn-in garage

if average is 20 feet.

7001 to 8500 sSq. Ft. Lots

20 foot minimum with an average oi 25

feet.
8501 sq. Ft. to 15000 sq. Ft.
- 25 minimum with an average of 30 feet.
15000 st. Ft. and Greater
- 35 minimum with an average of 40 feet.
* Rear Yard

6000 to 7000 sq. Ft.

HOSLVRO9.AGR 11
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- Not including uncovered patios and decks,
15 feet minimum with an average of 20
feet. Fifteen foot elements must be

off set where rear lots adjoin.
- 20 foot minimum to two story elements.
7001 to 8500 Sq. Ft.

- 20 foot minimum, excluding uncovered

patios and decks.
8501 sSg. Ft. to 15000 Sg. Ft.

- 25 foot minimum, excluding uncovered

patios and decks.
15000 sSq. Ft. and Greater

- 35 foot minimum with an average of 40

feet.

- With the lot depth of over 200 feet, the
minimum shall be 60 feet, except for
tennis courts or non-enclosed pools and

ancillary decks.

HOSLVRO9.AGR 12
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* Side Yard
6000 to 7000 Sq. Ft.
- Minimum 5 feet with a total of 15 feet.
- 10 feet to all two story elements.

- Add 5 feet to all above set backs for

corner lots.
7001 to 8500 Sqg. Ft.
- Minimum 8 feet with a total of 20 feet;
- 15 feet to all two story elements.

- Add 5 feet to all set backs for corner

lots.
8501 Sqg. Ft. to 15000 Sq. Ft.
- Minimum 10 feet with a total of 25 feet.

- 20 feet to all two story elements.

HOSLVRO9 . AGR 13
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* Side Yard
6000 to 7000 Sq. Ft.
- Minimum 5 feet with a total of 15 feet.
- 10 feet to all two story elements.

- Add 5 feet to all above set backs for

corner lots.
7001 to 8500 Sg. Ft.
- Minimum 8 feet with a total of 20 feet.
- 15 feet to all two story elements.

- Add 5 feet to all set backs for corner

lots.
8501 Sg. Ft. to 15000 Sg. Ft.
- Minimum 10 feet with a total of 25 feet.

-~ 20 feet to all two story elements.

HOSLVROY . AGR 13
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- Add 10 feet to all set backs for corner

lots.

15000 Sq. Ft. and Greater

- Minimum of 20 feet with a total of 45

feet.

- Minimum of 25 feet to all two story

elements.

- With lot widths of over 200 feet, the
sideyard shall be not less than 40 feet
with a total of 100 feet.

d) Patio areas and decks inclusive of covers and window
awnings are allowable within rear, side and front yard
set backs subject to Architectural Review Committee
approval.

e) The twenty-five (25) foot peripheral boundary set

back is eliminated.

III.

PUBLIC SAFETY COMPONENTS

Fire

All construction shall be in accordance with the Nevada

Fire Code and applicable Carson City requirements.

HOSLVRO9.AGR
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The project shall be connected to the Carson City water
system for fire suppression service, including construction of the
necessary improvements to the satisfaction of CARSON CITY.

3.2 Lighting

The DEVELOPER shall install 1low-glare 1lighting at
locations approved by the Carson City Sheriff's Office and the
Public Works Department and may utilize distinctive lamp posts

compatible with the architectural characteristics of THE PROJECT.

Iv.

PROJECT WATER AND WASTEWATER SYSTEM COMPONENTS

The DEVELOPER shall comply with the provisions of the
Carson City Municipal Code, and make a perpetual offer of
dedication of the sewer system, and water system sufficient to
provide fire and domestic flows, to the satisfaction of the Carson
City Public Utility Department. The project subdivision shall be
connected to the Carson City water system for domestic service.

The project shall be connected to the Carson City
wastewater treatment plant for sewer service. At such time as a
phase of THE PROJECT will have the effect of diminishing the fire
flow below the applicable provisions of the Uniform Fire Code or
reduce the peak water pressuré below 60 PSI, unless otherwise
agreed to by the Carson City Public Utility Department, then the
DEVELOPER shall construct a booster pumping plant and a water

storage facility of approximately two million (2,000,000) gallons

HOSLVRO9 . AGR 15
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in a location to be agreed upon with the Carson City Utility
Department. The construction of the tank will be subject to the
reimbursement provisions of Article 9.2 hereof.

The DEVELOPER agrees to donate and convey to Carson City
a well-site in the location selected by the Carson City Utility
Department in the northwesterly portion of THE PROJECT as depicted

on THE PROJECT'S PUD tentative map.

The DEVELOPER and CARSON CITY shall enter into an
agreement for the delivery and use of effluent or reuse water to
the SILVER OAK PROJECT.

V.
OPEN_ SPACE

5.1 Construction

In connection with the approval of Planned Unit
Development, the DEVELOPER has indicated that the phasing of the
improvements of open space areas, other than the golf course and
related facilities, but specifically the bike and pedestrian paths,
pocket parks and shared use areas with the Carson City School
District will proceed on a basis concurrent with each phase of
development as specified in the conditions of approval.

It is specifically acknowledged that the DEVELOPER may
utilize residential construction tax (RCT) monies or credits
attributable only to units within THE PROJECT for construction of
the park facility, the pedestrian and bike paths along Winnie Lane,

Ormsby Boulevard, Community College Parkway and Silver Oak Drive

HOSLVRO9 . AGR 16
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which shall be dedicated to Carson City. All other parkways,

bicycle paths or parks shall be constructed with DEVELOPER funds.
Should the RCT funds be insufficient to construct the

improvements, the DEVELOPER shall provide the additional funds.

5.2 Maintenance

After completion of the open space improvements which are
to be conveyed to Carson City, the DEVELOPER shall maintain the
improvements for a period of two (2) years before dedication and
maintenance by Carson City is accepted.

VI.

TRANSPORTATION IMPROVEMENT COMPONENTS

6.1 Internal Local Project Roads

All internal roads within THE PROJECT shall be built to
Carson City Municipal Code Standards (except where variances haQe
been requested and granted) and dedicated to CARSON CITY. Roadway
standards for THE PROJECT as varied are set forth in THE PROJECT
application street detail on the PUD tentative map.

6.2 Collector Roadway Improvements

Ormsby Blvd., will be improved in the roadway section
depicted in the project approval on a phased basis corresponding to
the Exhibit "C" phasing schedule.

Community College Parkway (formerly Graves and Nye) will
be expanded to the roadway section depicted in the project approval
from Ormsby to Ivy Baldwin Drive when traffic reaches service level
C, or when there are 30,000 average daily trips or earlier at the

DEVELOPER'S discretion, but not later than the completion of the

HOSLVRO9 . AGR 17
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Block 'L' residential units. The balance of Community College
Parkway from Ormsby to the westerly edge of the project wili be
expanded to the roadway section depicted in the project approval in
conjunction with the completion of the adjoining residential units.

Ivy Baldwin Drive will be completed to the roadway
section depicted in the project approval from Community College
Parkway to Country Club Court prior to opening of the golf course.
The remainder of Ivy Baldwin Drive will be completed to Silver Oak
Avenue in conjunction with the completion of hotel casino facility
or the commencement of Phase VI whichever first occurs. Completion
of the hotel casino facility will require the completion of the
improvements of the Silver Oak Avenue/U.S. Highway 395 intersection
and signal.

At.such time as the traffic flow at the intersection éf
Ivy Baldwin Drive and Community College Parkway warrant
signalization in the opinion of the Public Works Director, the
DEVELOPER shall install a signal or other required intersection
control.

VII.

PROJECT CONSTRUCTION REQUIREMENTS

All construction of THE PROJECT shall be done in
accordance with the Standards. Specification For Public Works
Construction as adopted by CARSON CITY and all their applicable
state and local codes, ordinances and statutes except as varied by

the Project Approval.

HOSLVRO9 . AGR 18
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The DEVELOPER may apply for and receive building permit
allocations prior to the recordation of a final map. However, the
DEVELOPER may not receive actual building permits until such time
as the DEVELOPER has recorded a final map either through the
completion of the improvements, or posting financial assurances for
such improvements, for any applicable phase of THE PROJECT. These
improvements shall include those improvements applicable to that
phase including paved streets, curbs, gutters, underground
utilities, water, sewer and drainage.

7.1 Grading and Slope

The DEVELOPER shall provide CARSON CITY with a
development plan that specifies grading practices, extent of
grading allowed at one time, a dust suppression program, and
erosion control and revegetation measures that effectively mitigate
blowing dust and soil erosion problems associated with development
of the site to the satisfaction of CARSON CITY. The applicant
shall obtain an Air Quality permit and implement the approved plan
and provide the State of Nevada or CARSON CITY with financial
security for the required mitigation measures.

VIII.

DEFAULTS, REMEDIES, TERMINATION

8.1 General Provisions

Subject to extensions of time by mutual consent in

writing, failure or unreasonable delay in performing any term or

provision of this Development Agreement shall constitute a default.

In the event of alleged default or breach of any terms or

HOSLVROSY . AGR 19
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conditions of this Development agreement, the party alleging such
default or breach shall give the other party not less than thirty
(30) days notice in writing, specifying the nature of the alleged
default and the manner in which said default may be satisfactorily
cured. During any such thirty (30) day period, the party charged
shall not be considered in default for purposes of termination or
institution of legal proceedings, or issuance of any building
permit.

After notice and expiration of the thirty (30) day
period, the nondefaulting party to this Development Agreement, at
its option, may institute 1legal proceedings pursuant to this
Agreement. Following notice of intent to terminate, the matter
shall be scheduled for consideration and review by CARSON CITY.

Following consideration of the facts and evidence
presented in said review before CARSON CITY, either party alleging
the default by the other party may give written notice of
termination of this Development Agreement to the other party.

Evidence of default may also arise in the course of
periodic review of this Development Agreement. If either party
determines that the other party is in default following the
completion of the normal periodic review, said party may give
written notice of termination of this Development Agreement as set
forth in this section, specifying in said notice the alleged nature
of the default, and potential actions to cure said default where
appropriate. If the alleged default is not cured within sixty (60)

days or within such longer period specified in the notice, or if
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the defaulting party waives its right to cure such alleged default,
this Development Agreement shall be deemed terminated.

It is hereby acknowledged and agreed that any portion of
THE PROJECT which is the subject of a final map shall not be
affected by or jeopardized in any respect by any subsequent default
affecting THE PROJECT. In the event CARSON CITY does not accept,
review, approve or issue necessary permits or entitlements for use
in a timely fashion as defined by this Development Agreemenf, or as
otherwise agreed to by the parties, or CARSON CITY otherwise
defaults under the terms of this Development Agreement, CARSON CITY
agrees that DEVELOPER shall not be obligated to proceed with or
complete THE PROJECT, or any phase thereof, nor shall resulting
delays in DEVELOPER's performance constitute grounds for
termination or cancellation of this Development Agreement.

8.2 Enforced Delay, Extension of Time of Performance

In addition to specific provisions of this Development
Agreement, performance by either party hereunder shall not be
deemed to be in default where delays or defaults are due to war,
insurrection, strikes, walk-outs, riots, floods, earthquakes,
avalanches, inclement weather, fires, casualties, acts of God,
governmental restrictions imposed or mandated by other governmental
entities, not parties to this Agreement, enactment of conflicting
state or federal 1laws or regulations, new or supplementary
environmental regulation, litigation, or similar bases for excused
performance. If written notice of such delay is given to CARSON

CITY within thirty (30) days of the commencement of such delay, an
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extension of time for such cause shall be granted in writing for

the period of the enforced delay, as may be mutually agreed upon.

In addition to any other rights or remedies, either party

may institute legal action to cure, correct or remedy any default,

to enforce any covenant or agreement herein, or to enjoin any
threatened or attempted violation.
IX.

MISCELLANEOUS

9.1 Carson City Code

THE PROJECT shall comply with all ordinances and fees
adopted by CARSON CITY, applied on a uniform basis to all
development projects in CARSON CITY.

Final maps shall comply with the Exhibit "B" conditions
and be recofded in accordance with all applicable CARSON CITY
ordinances.

The proposed development shall be in accord with the
objective of Title 17 of Carson City Municipal Code.

Should any provision of this Agreement be deemed to be in
conflict with the Exhibit "B" conditions of approval, the Exhibit
"B" conditions shall control.

9.2 Cost Reimbursement

To the extent that thé DEVELOPER constructs water line,
sewer line, or roadway improvements which afe oversized or in
excess of the standard required to offset the impact attributable
to DEVELOPER'S PROJECT, the DEVELOPER shall receive a prorata

reimbursement for such oversized improvements. The reimbursement
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shall be the subject of a specific reimbursement agreement for each
such oversized project. The reimbursement will be paid to the
DEVELOPER at such time as a third party entity, inclusive of CARSON
CITY utilizes the benefit of such oversized improvements.

X.

APPLICABLE LAW AND ATTORNEYS' FEES

This Development Agreement shall be construed and
enforced in accordance with the laws of the State of Nevada.
Should any legal action be brought by either party relating to this
Development Agreement or to enforce any provision herein, the
prevailing party of such action shall be entitled to reasonable
attorneys' fees, court costs and such other costs as may be fixed
by the courtt

XI.

SUCCESSORS AND ASSIGNS

The parties hereto agree that the terms and conditions of
this Agreement shall bind and inure to the benefit of the parties'
successors and assigns.

XII.

ENTIRE AGREEMENT

This Agreement constitutes the entire understanding
between the parties with respect to the subject matter hereof, and
supersedes all other agreements, written or oral, between the

parties with respect to such subject matter.
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XIII.

HOLD HARMLESS AND INDEMNIFICATION

DEVELOPER hereby agrees to, and shall hold CARSON CITY,
its elective and appointive boards, commissions, officers, agents
and employees harmless from any liability for damage or claims for
property damage which may arise from DEVELOPER's or DEVELOPER's
contractors', subcontractors', agents', or employees' operations
under this Development Agreement, whether such operations by
DEVELOPER or by any of DEVELOPER's contractors, subcontractors, or
by any one or more person directly or indirectly employed by, or
acting as agent for DEVELOPER or any of DEVELOPER's contractors or
subcontractors. DEVELOPER agrees to, and shall defend CARSON CITY,
its elective and appointive boards, commissions, officers, agents
and employees, from any suits or actions at law or in equity for
damage caused or alleged to have been caused by reason of the
aforesaid operations.

XIV.

PROJECT AS PRIVATE UNDERTAKING

It is specifically understood and agreed by and between
the parties hereto that the subject PROJECT is a private
development and no partnership, joint venture or other association
of any kind is formed by this Development Agreement. The only
relationship between CARSON 'CITY and DEVELOPER is that of a
government entity regulating the development of private property
within the parameters of applicable law and the owner of such

private property.
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XV.

FURTHER ASSURANCES

In the event of any legal action instituted by any third

party or other government entity or official challenging this

Development Agreement, CARSON CITY and DEVELOPER shall cooperate

and use their best efforts in defending\any such action.

s
Effective this day of

"DEVELOPER"

SILVER OAK DEVELOPMENT COMPANY
LIMITED PARTNERSHIP, a Nevada
limited partnership

By its General Partner,

GTS, PARTNERS INC., a

Nevada corporati

By ;
GARTH RIC
ts Pr7 1de
; .
o ///M Lt

THOMAS BROWN
Its Vice President
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"CARSON CITY"

City

Mayor of Carso

APPROVED AS TO FORM:

/

&7 . -
By: ¢

PAUL LIPPAREJLI, ESQ.
CARSON CITY DEPUTY DISTRICT
ATTORNEY
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STATE OF NEVADA
CARSON CITY

on this |, "' day of R S , 1993,

before me, a notary public, personally appeared GARTH RICHARDS,
personally known (or proved to me to be the person who executed the
foregoing instrument, who acknowledged to me that he executed the
same freely and voluntarily, and for the uses and purposes therein
mentioned.

IN WITNESS WHEREOF, I have hereunto set my hand and
affixed my official seal the day and year hereinabove written.

/ |

ST . ;! . SIS
/ ’V/Z/%é'Lf>f /. //(”/a“t'xl”
NOTARY PUBLIC

VIRGINIA A. POWELL
NOTARY PUBLIC - NEVADA
WASHOE COUNTY
y Appt. Expires April 1, 1994

L s T e i S g e

STATE OF NEVADA

L.\

N

)
M sSS.
CARSON CITY )

on this 7% day of NzéLgéugyyzéif:(u, , 1993,

before me, a notary public, personally appeared THOMAS BROWN,

personally known (or proved to me to be the person who executed the
foregoing instrument, who acknowledged to me that he executed the
same freely and voluntarily, and for the uses and purposes therein
mentioned.

IN WITNESS WHEREOF, I have hereunto set my hand and

affixed my official seal the day and year hereinabove written.

| 45¢;52;624k%/zz ,49712%%4222f423?‘§7

NOTARY BLIC

VIRGINIA A. POWELL

NOTARY PUBLIC - NEVADA
WASHOE COUNTY

My Appt. Expires April 1, 1994

PPEPPETN
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STATE OF NEVADA
ss.

)
CARSON CITY )

< ’
On this ‘“ day of R MO , 1993,

before me, a notary public, personally appeared STEPHEN D. HARTMAN,
_personally known (or proved to me to be the person who executed the
foregoing instrument, who acknowledged to me that he executed the
same freely and voluntarily, and for the uses and purposes therein
mentioned.

IN WITNESS WHEREOF, I have hereunto set my hand and

affixed my official seal the day and year hereinabove written.

9 , ) e
/// L ST

'l //
NOTARY PUBLIC

; VIRGINIA A. POWELL
7 uorwxsz%aé% - NEVADA
2o E COUNTY

CARSON CITY \"" My Appt. Expires April 1, 1994

On this édvday of W , 199%

T— 3
before me, a notary public, personally appeared MaVu /QJ)‘Q(/&,

STATE OF NEVADA )
: SSs.
)

PPN,

personally known (or proved to me to be the person who executed the
foregoing instrument, who acknowledged to me that he executed the
same freely and voluntarily, and for the uses and purposes therein

mentioned.
IN WITNESS WHEREOF, I have hereunto set my hand and
affixed my official seal the day and ye hereinaboye written.
e SN

NOTARY PUBLIC f

P AT D iR 2,34
KATHERINE L. McLAUGHLIN ¥
4 NOTARY PUBLIC
NEVADA
LYON COUNTY
pt 21 1695 7]
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STATE OF NEVADA )
: ss.
CARSON CITY ) .
P ' . j
Oon this _~9 day of Z(//f{“d- e« ) , 1993,

before me, a notary public, personally appeared PAUL LIPPARELLI,
personally known (or proved to me to be the person who executed the
foregoing instrument, who acknowledged to me that he executed the
same freely and voluntarily, and for the uses and purposes therein
mentioned.

IN WITNESS WHEREOF, I have hereunto set my hand.and

affixed my official seal the day and year hereinabove written.
TN

, AN i s " 7 / .
i A Siw oo
NOTA?Y PUBLIC

/7,

1

ERIPNNNEA N S\ TR RO N

@ JEBI L. MIH?I:\:IE&k
N

72C_ B NOTARY PUBLIC - NEVADA ¥
&2 DOUGLAS COUNTY
3~ My Appt. Exp. Feb. 28, 1996§
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EXHIBIT "A"

THE LAND REFERRED TO IN THIS REPORT IS SITUATED IN CARSON CITY,
NEVADA, AND IS DESCRIBED AS FOLLOWS:

A portion of the southeast 1/4 of Section 6, Township 15 North,
Range 20 East, M.D.B. & M., described as follows:

Parcel 4 as shown on the Amended Parcel Map for SILVER OAK
DEVELOPMENT COMPANY, filed in the office of the Carson City
Recorder on October 13, 1993, in Book 7 of Maps, Page 2030, File
No. 150922,

Parcels A, B, C, and D as set forth on parcel map for MARSHALL S.
ASHCRAFT, filed for record in the office of the Carson City
Recorder on April 27, 1982, in Book 4, Page 926 as Document No.
10863, Official Records of Carson City, Nevada.

Together with an easement for ingress and egress as set forth in
document filed for record in the office of the Carson City Recorder
on September 4, 1979 in Book 260, Page 517 as Document No. 90505
Official Records of Carson City, Nevada.

A parcel of land over and across a portion of the Southwest 1/4 of
the Northeast 1/4 of Section 6, Township 15 North, Range 20 East,
M.D.B.&M., and described more fully by metes and bounds as follows,
to-wit:

Beginning at a point 48 feet left or westerly, and at right angles
to HIGHWAY ENGINEER'S STATION "O S1 "85+60.00 P.0O.T. said point
further described as bearing South 29°52'02" East, a distance of
1526.08 feet from the south quarter corner of Section 31, Township
16 North, Range 20 East, M.D.B.&M., thence South 25°13'03" East
along the left or Westerly 48.00 foot highway right of way line a
distance of 136.11 feet to an intersection with the Southerly
boundary of said property, thence North 49°32'03" West along the
Westerly boundary of said property a distance of 234.80 feet to an
intersection with North East-West one-sixteenth section line of
said Section 6; thence South 84°08'30" East a distance of 56.16
feet to a point; thence South 70°03'01" East a distance of 68.90
feet to the point of beginning.

. 00015512
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CARSON CITY BOARD OF SUPERVISORS
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Page 11
that the barricades should remain until the stop signs are installed. Both
Supervisors Tatro and Bennett felt it was necessary to keep the one
barricade at Desatoya and Airport Road until another alternative is
created. Mayor Teixeira then passed the gavel to Mavor Pro-Tem Bennett and
moved that the Board instruct the Public Works Department to remove all the
barricades in +the area that are presently there and, 1. To install two
stop signs on Woodside Drive at the best points, which the map indicates the
ideal areas may be at Monte Rosa and a second point, 2. To install two stop

signs on Desatoya, which could be Monte Rosa and Siskiyou, and due to +the
point that the traffic needed to be slowed down on the streets leading into
the Empire School, 3. To install a stop sign at the intersection of Airport
and Gordonia, which should slow the traffic prior to the left turn. He then
directed staff to work with the community and return if additional changes
are necessary. Supervisor Smith seconded the motion. Discussion ensued on
the locations for stop signs. Supervisor Tatro suggested the motion be
amended to include a three-way stop at Gordonia and Monte Rosa, however,
following discussion felt it was not feasible. Mr. Homann indicated the
barricades could be removed tomorrow, however, was unsure when the stop
signs could be installed but felt that a week was possible. Supervisor
Smith suggested +the motion be amended to include Public Works to bring back
other alternatives for resolving the problem for +the entire area. Mavor
Teixeira felt +this had been addressed in his statement that it was a start
and could be modified as time requires. Clarification for both Mr. O'Brien
and Mr. Lipparelli indicated Mayor Teixeira's number of stop signs did not
mean the number to be installed at one location but rather +the number of
sites to be 1located on that street--two separate sites on Woodside and two
on Desatoya. Mr. O0'Brien requested clear direction +that the signs on
Woodside be at Siskiyou and Monte Rosa. Mavor Teixeira agreed to "'try it'.
Mr. O'Brien noted that none of the intersections warranted stop sians.
Mayor Teixeira then amended his motion to place stop signs on Woodside at
Monte Rosa and at Woodside and Siskiyou. He then clarified his motion +to

indicate there would be stop signs at La Loma and Monte Rosa. Supervisor
Smith continued his second. Mayor Teixeira indicated the recommendations
made by Mr. O'Brien would be the ones 'we will go with'. Supervisor Smith
continued his second. The motion as amended was voted by roll call with the
following results: Ayres ~ Yes; Tatro - No; Smith - Yes; Teixeira - Yes:
and Mavor Pro-Tem Bennett - Yes. Motion carried 4-1,

BREAK: An eight minute recess was declared at 7:18 p.m, When the meeting

reconvened at 7:26 p.m. the entire Board was present constituting a quorum.
Mayor Pro-Tem Bennett returned the gavel to Mavor Teixeira.

13. COMMUNITY DEVELOPMENT DIRECTOR - Walter Sullivan, Parks and

Recreation Director Steve Kastens, Senior Planner Juan Guzman, and Associate
Planner Sandra Danforth ’

A. PLANNING COMMISSION REVIEW AND APPEAL ITEMS - ACTION ON MPA-93/94-1 -51
A MASTER PLAN AMENCMENT REQUEST FROM 6.T.S. PARTNERS, INC. (PROPERTY
OWNERS : SILVER OAK DEVELOPMENT COMPANY, MARSHALL ASHCRAFT AND NEVADA
CHILDREN'S FOUNDATION) TO AMEND THE MASTER PLAN LAND USE DESIGNATION FROM
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COMMERCIAL AND SUBURBAN RESIDENTIAL AND LOW DENSITY RESIDENTIAL TO LOW
DENSITY RESIDENTIAL AND COMMERCIAL, AND TO AMEND THE STREETS AND HIGHWAYS
MASTER PLAN ELEMENT REGARDING THE REALIGNMENT OF THE PROPOSED GRAVES LANE TO
COMBS CANYON ROADWAY TO CONNECT INSTEAD WITH WEST NYE LANE NEAR THE WESTERN
NEVADA COMMUNITY COLLEGE, ON APPROXIMATELY 683 ACRES OF LAND LOCATED IN THE
NORTHWEST PORTION OF CARSON CITY BETWEEN U.S. HIGHWAY 395 ON THE EAST, THE
WESTERN NEVADA COMMUNITY COLLEGE CAMPUS AND THE UNIVERSITY HEIGHTS
SUBDIVISION ON THE WEST, WINNIE LANE ON THE SOUTH AND THE EAGLE VALLEY
CHILDREN'S HOME ON THE NORTH, ASSESSOR'S PARCEL NUMBERS 8-061-02, 8-061-17,
7-091-55, 7-091-56, 7-091-57, 7-091-58, AND 7-091-68 (PORTION) - (PLANNING
COMMISSION APPROVED 7-0-0-0)

B. ORDINANCE - FIRST READING - ACTION ON Z-93/94-1 - AN ORDINANCE
EFFECTING A CHANGE OF LAND USE ON ASSESSOR'S PARCEL NUMBERS 8-061-02 AND 17,
7-091-55, 56, 57, AND 7-091-68 (PORTION), SAID PARCELS BEING LOCATED 1IN THE
NORTHWEST PORTION OF CARSON CITY, WEST OF HIGHWAY 395, SOUTH OF EAGLE VALLEY
CHILDREN'S HOME, NORTH OF WINNIE LANE, EAST OF WESTERN NEVADA COMMUNITY
COLLEGE AND UNIVERSITY HEIGHTS SUBDIVISION IN CARSON CITY, NEVADA. FROM
SINGLE FAMILY TWO ACRE (SF2A), SINGLE FAMILY ONE ACRE (SF1A), SINGLE FAMILY
12,000 (SF12000), AND CONSERVATION RESERVE (CR) TO SINGLE FAMILY 12,000-PUD
(SF12000-PUD), RETAIL COMMERCIAL-PUD (RC-PUD), TOURIST COMMERCIAL-PUD
(TC-PUD), RESIDENTIAL OFFICE-PUD (RO-PUD), AND NEIGHBORHOOD BUSINESS-PUD
(NB-PUD) ZONING (PLANNING COMMISSION APPROVED 7-0-0-0)

C. PLANNING COMMISSION REVIEW ITEMS

i. ACTION ON P-93/94-1 - A REQUEST FROM 6.T.S. PARTNERS, 1INC.
(PROPERTY OWNERS: SILVER OAK DEVELOPMENT COMPANY, MARSHALL ASHCRAFT AND
NEVADA CHILDREN'S FOUNDATION) FOR A SF12000 PLANNED UNIT DEVELOPMENT (SILVER
OAK PLANNED UNIT DEVELOPMENT) ON APPROXIMATELY 683 ACRES OF LAND: THE
PROPOSED DEVELOPMENT WILL CONSIST OF APPROXIMATELY 308 ACRES OF OPEN SPACE:
APPROXIMATELY 178.9 ACRES OF COMMERCIAL AREA; APPROXIMATELY 13.6 ACRES FOR
PARK/SCHOOL SITE; APPROXIMATELY 225.2 ACRES FOR SINGLE FAMILY AND CLUSTER
RESIDENTIAL DEVELOPMENT (FOR A TOTAL OF 1,181 LOTS); AND APPROXIMATELY §9.9
ACRES OF ROADWAYS; THE REQUEST ALSO INCLUDES VARIANCES FOR FRONT, SIDE AND
REAR SETBACKS; BUILDING HEIGHTS; LOT SIZE AND WIDTHS; ROADWAY WIDTH; AND
PERIPHERAL BOUNDARY SETBACKS; THE AREA IS CURRENTLY ZONED RETAIL COMMERCIAL
(RC), SINGLE FAMILY ONE ACRE( SF1A), SINGLE FAMILY 12,000 (SF12000), SINGLE
FAMILY TWO ACRES (SF2A), AND CONSERVATION RESERVE (CR); THE PROPERTY IS
LOCATED IN THE NORTHWEST PORTION OF CARSON CITY BETWEEN HIGHWAY 395 ON THE
EAST, THE WESTERN NEVADA COMMUNITY COLLEGE CAMPUS AND UNIVERSITY HEIGHTS
SUBDIVISION ON THE WEST, WINNIE LANE ON THE SOUTH AND THE EAGLE VALLEY
CHILDREN'S HOME ON THE NORTH; ASSESSOR'S PARCEL NUMBERS 8-061-02, 8-061-17,
?-091-55, ?7-091-56, 7-091-57, 7-091-58, AND 7-091-68 (PORTION) - (PLANNING
COMMISSION APPROVED 7-0-0-0) . :

ii, ACTION ON U-93/94-6 - A SPECIAL USE PERMIT APPLICATION FROM
SILVER OAK DEVELOPMENT COMPANY TO ALLOW DEVELOPMENT OF A SUPER K-MART
BUSINESS ON A PARCEL OF LAND DIVIDED BY FOUR ZONING DISTRICTS (RETAIL
COMMERCIAL (RC), SINGLE FAMILY ONE ACRE (SF1A), SINGLE FAMILY 12,000

0001551t

52



CARSON CITY BOARD OF SUPERVISORS
Minutes of the September 16, 1993, Meeting
Page 13

(SF12000), AND SINGLE FAMILY TwWO ACRES (SF2A) ON APPROXIMATELY 540.88 ACRES
OF LAND LOCATED IN THE NORTHWEST PORTION OF CARSON CITY BETWEEN U.S. HIGHWAY
395 ON THE EAST, THE WESTERN NEVADA COMMUNITY COLLEGE CAMPUS AND UNIVERSITY
HEIGHTS SUBDIVISION ON THE WEST, WINNIE LANE ON THE SOUTH AND THE EAGLE
VALLEY CHILDREN'S HOME ON THE NORTH ON A PORTION OF ASSESSOR'S PARCEL NUMBER
8-061-02 - (PLANNING COMMISSION APPROVED 7-0-0-0) (3-1265) - Steve Hartman,
Traffic Engineer Gordan Shaw, Project Engineer George Thiel - Mr. Guzman
noted for the record that the period for filing an appeal had passed without
anyone filing an appeal. Mr. Hartman thanked staff and the community Ffor
its . assistance throughout the process. Discussion among the Board, Mr.
Hartman and staff included the (3-2389) (4-0525) ten-foot bike/park paths,
the senior citizen housing cluster, (4-0105) inclusion of the V&T
right-of-way in the open space calculations, reasons the commercial and
cluster area open spaces were not included in the open space calculations,
signalization sites and plans for the intersection of Ormsby and Community
College Drive, the 1location of other signals, K-Mart and the project's
drainage plans, low glare lighting, project roofing and architectural design
plans, maintenance of +the bike/park areas, various terms in the Super
K/K-Mart contract, the golf course's effluent irrigation plans, 1location of
and access to the school/park site, the joint school/park use plans, the
block wall fence and screening efforts between the school and K-Mart,
(4-1025) +the number and size of the ""lakes', access routes from the southern
developed areas including streets whioh would reach K-Mart, Kimberly Meadows
Drive, arterials 1Ivy Baldwin Drive and Community College Parkway, and their
signalization. (4-0975) Discussion between Mayor Teixeira and Mr. Guzman
emphasized that the final project would be similar to the matrix.

(4-1328) BREAK: At 8:50 p.m, a ten minute recess was declared. When the
meeting reconvened at 9 p.m. the entire Board was present constituting a
quorum.

(4-1335) Doretta Brown expressed her concern that the block wall fence would
not stop individuals at the school from reaching K-Mart, Jim Robertson
supported +the project. Walter Sullivan, representing several adjacent
property owners in +the Dartmouth Drive area, outlined the residents'’
concerns and thanked staff and the developer for resolving those issues.
Mr. Sullivan noted that he had not participated in staff's review of the
development due to the potential conflict of interest.

Discussion ensued among the Board, Mr. Hartman, and Mr. Kastens on the
height of the block and the project's Residential Construction Tax program.

(4-1910) Supervisor Tatro noted his normal procedures for considering Board

items. In this case, however, due to the magnitude of the project, he had
previously heard and discussed the project. . All of those concerns were
contained within the supporting documentation. The Planning Commission's

recommendations and the lack of community concern at this stage indicated
the work the developer had undertaken to meet the needs and concerns of the
community. He commended the developer on the quality and dedication of the
project. Mr. Hartman noted +there had been numerous meetings on the
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project. He felt that the project was acceptable due to the staff and the
neighbors' Kknowledge of the issues and everyone's willingness to cooperate.
He commended all of the participants on their efforts.

(4-2102) Discussion among the Board and Mr. Hartman returned to the bike
path along Community College Parkway. Mr. Hartman agreed to put another
four foot path along the south side of the street. Supervisor Ayres noted
the Parks and Recreation Commission had considered this issue and would
support Mayor Teixeira's request. Supervisor Smith noted that the project
would take many vyears to develop and Growth Management's control. Mr.
Hartman explained the developers' plans were to 'sell lots" but they could
construct some of the homes. It would have at 1least a ten vyear
buildout/sellout. The project is subject to Growth Management. Mr. Guzman
entered into the record the following: 1. A letter from the Army Corps of
Engineers indicating the area did not contain any wetlands: 2. A letter
from the current K-Mart Manager supporting the K-Mart project; and 3. A
petition containing over 1,300 signatures supporting K-Mart.

(4-2507) Supervisor - Tatro moved +that the Board approve a Master Plan
Amendment request from G6.T7.S. Partners, Inc., Property Owners: Silver Oak
Development Company, Marshall Ashcraft, and Nevada Children's Foundation,
MPA  93/94-1, +to amend the Master Plan Land Use Designation from Commercial
and Suburban Residential and Low Density Residential +to Low Density
Residential and Commercial and to amend the Streets and Highways Master Plan
element regarding the realignment of the proposed Graves Lane to Combs
Canyon Roadway to connect instead with West Nye Lane near the Western Nevada
Community College campus and University Heights subdivision on +the west,
Winnie Lane on the south and the Eagle Valley Children's Home on the north;
Assessor's Parcels Number 8-061-02 and 17, 7-091-55, 56, 57, 58, and 68
based on the findings and conditions contained in the staff report and the
Planning Commission recommendation. Mr. Guzman noted +there were no
conditions. Supervisor Bennett seconded the motion. Motion carried 5-0.

Supervisor Tatro moved that +the Board introduce Bill No. 149 on first
reading, AN ORDINANCE EFFECTING A CHANGE OF LAND USE ON ASSESSOR'S PARCEL
NUMBERS 8-061-02 AND 17, 7-091-55, 56, 57, 58, AND 7-091-68 (PORTION), SAID
PARCELS BEING LOCATED IN THE NORTHWEST PORTION OF CARSON CITY, WEST OF
HIGHWAY 395, SOUTH OF EAGLE VALLEY CHILDREN'S HOME, NORTH OF WINNIE LANE,
EAST OF WESTERN NEVADA COMMUNITY COLLEGE AND UNIVERSITY HEIGHTS SUBDIVISION
IN CARSON CITY, NEVADA, FROM SINGLE FAMILY TWO ACRE (SF2A), SINGLE FAMILY
ONE ACRE (SF1A), SINGLE FAMILY 12,000 (SF12000), AND CONSERVATION RESERVE
(CR) TO SINGLE FAMILY 12,000-PUD (SF12000-PUD), RETAIL COMMERCIAL-PUD
(RC-PUD), TOURIST COMMERCIAL-PUD (TC-PUD), RESIDENTIAL OFFICE-PUD (RO-PUD)Y,
AND NEIGHBORHOOD BUSINESS-PUD (NB-PUD) ZONING. Supervisor Bennett seconded
the motion. Motion carried S$-0. :
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Supervisor Tatro moved +that +the Board approve a request from 6.T7.S,.
Partners, Inc.; property owners: Silver Oak Development Company, Marshall
Ashcraft, and Nevada Children's Foundation; P-93/94-1 for a SF12000 Planned
Unit Development, Silver 0Oak Planned Unit Development, on approximately 683
acres of land; the proposed development will consist of approximately 308
acres of open sSpace; approximately 78.9 acres of commercial area;
approximately 13.6 acres for park/school site; approximately 225.2 acres for
single family and cluster residential development, for a total of 1,181
lots; and approximately 59.9 acres of roadways; the request also includes
variances for front, side and rear setbacks: building heights; lot size and
widths; roadway width; and peripheral boundary setbacks: the area is
currently 2zoned Retail Commercial, Single Family One Acre, Single Family
12,000, Single Family Two Acres, and Conservation Reserve on property
located in the northwest portion of Carson City between U.S. Highway 395 on
the east, the Western Nevada Community College campus and University Heights
Subdivision on the west, Winnie Lane on the south, and the Eagle Valley
Children's Home on the north; Assessor's Parcel Numbers 8-061-02, 8-061-17,
7-091-565, 56, 57, 58, and 68 based on the findings and subject to the
conditions and stipulations contained in +the staff report and Planning

Commission recommendation. Supervisor Ayres seconded +the motion.
Clarification noted that the total acreage was 651 acres and Supervisor
Tatro so amended his motion. Supervisor Ayres continued her second. Motion

carried 5-0.

(4-2735) Mr. Guzman requested the Board clarify Condition 20 of +the Special
Use Permit and explained the condition and amendment. Mr. Hartman agreed to
the amendment. Supervisor Tatro +then moved that +the Board approve
U-93/94-6, a Special Use Permit application from Silver Oak Development
Company to allow development of a Super K-Mart business on a parcel of land
divided by four zoning districts, Retail Commercial, Single Family One Acre,
Single Family 12,000, and Single Family Two Acres, on approximately 540.88
acres of 1land located in the northwest portion of Carson City between U.S.
Highway 395 on the east, the Western Nevada Community College campus and
University Heights Subdivision on the west, Winnie Lane on the south, and
the Eagle Valley Children's Home on the north on a portion of Assessor's
Parcel Number 8-061-02, based on the findings and subject to the conditions
as contained in the staff report and Planning Commission recommendation with
the sentence being added +to Condition No. 20: 'No idling of engines when
delivering nor noise producing operations will be conducted outside the
building from 10 p.m. +through 6 a.m.'. Supervisor Smith seconded the
motion. Clarification noted that Condition 20 also contained the delivery
truck restriction. Motion carried 5-0. Mavor Teixeira commended the
developers on their expertise and professionalism on the project. The
community would receive a quality project based on the presentations made.

Supervisor Ayres then moved +to adjourn, Mayor Teixeira seconded the
motion. Motion carried 5-0. Mayor Teixeira adjourned the meeting at 9:35
p.m.
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The Minutes of the September 16, 1993, Carson City Board of Supervisors
meeting

ARE SO APPROVED ONMWCQ%leg&&{gtL, 1993,

ATTEST:

56

00015512



P\A(;

CARSON CITY, STATE OF NEVADA
BOARD OF SUPERVISORS
SEPTEMBER 16, 1993

NOTICE OF DECISION

A request was received from G.T.S. Partners, 1Inc. (property owners:
Children's Foundation) for a SF12000 Planned Unit Development (Silver Oak
Planned Unit Development) on approximately 651 acres of land. The proposed
development will consist of approximately 572 acres of Single Family and
Cluster Residential development (for a total of 1,181 lots); including a 13
acre park/school site; approximately 76 acres of Commercial area;
approximately 2.5 acres of Residential Office area; and approximately 1.5
acres of Neighborhood Business area. The request also includes variances for
front, side and rear setbacks; building heights; lot size and widths; roadway
width; and peripheral boundary setbacks. The area is currently zoned Retail
Commercial (RC), Single Family One Acre (SF1A), sSingle Family 12,000
(SF12000), single Family Two Acres (SF2A), and Conservation Reserve (CR).
The property is located in the northwest portion of Carson City between U.S.
Highway 395 on the east, the Western Nevada Community College campus and
University Heights subdivision on the west, Winnie Lane on the south and the
Eagle Valley Children's Home on the north; APNs 8-061-02, 8-061-17, 7-091-
55, 7-091-56, 7-091-57, 7-091-58, and 7-091-68 (portion).

The Board of Supervisors conducted a public hearing on September 16, 1993 in
conformance with City and State legal requirements, and the Board of
Supervisors approved a request from G.T.S. Partners, Inc. (property owners:
Silver Oak Development Company; Marshall Ashcraft and Nevada Children's
Foundation), P-93/94-1, for a SF12000 Planned Unit Development (Silver Oak
Planned Unit Development) on approximately 651 acres of land. The proposed
development will consist of approximately 572 acres of Single Family and
Cluster Residential development (for a total of 1,181 lots); including a 13
acre park/school site; approximately 76 acres of Commercial area;
approximately 2.5 acres of Residential Office area; and approximately 1.5
acres of Neighborhood Business area. The request also includes variances for
front, side and rear setbacks; building heights; lot size and widths; roadway
width; and peripheral boundary setbacks. The area is currently zoned Retail
Commercial (RC), Single Family One Acre (SF1A), sSingle Family 12,000
(SF12000), single Family Two Acres (SF2A), and Conservation reserve (CR) on
property located in the northwest portion of Carson City between U.S. Highway
395 on the east, the Western Nevada Community College campus and University
Heights subdivision on the west, Winnie Lane on the south and the Eagle
Valley Children's Home on the north; APNs 8-061-02, 8-061-17, 7-091-55, 7-
091-56, 7-091-57, 7-091-58, and 7-091-68 based on the following findings and
subject to the conditions of approval, acknowledgement and stipulations:
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Board Notice of Decision

P-93/94-1
Page Two
FINDINGS:
DESIGN STANDARDS REQUIRED PROPOSED
1. Minimum site area: 5 acre minimum 651 acres

Staff finds that the proposal satisfies the requirements of CCMC
17.69.190(a).

2. Minimum # of units: 5 units 1,181 units

Staff finds that the proposal satisfies the requirements of CCMC
17.69.190(b).

3. In designing a Planned Unit Development, the ordinance allows lot area,
width, building height, lot size, minimum site area, and setbacks to be
reduced to better utilize land. The proposed development consists of
1,181 dwelling units in standard single family and cluster single family
configurations on 651 acres. The project involves a consolidation of
the following approvals:

A. Tentative Planned Unit Development map for 1,181 separate lots and
structures in a standard and in a cluster development
configuration.

B. A variance of lot width in other than cluster development areas to

allow 40 foot lot widths.

C. A variance to vary front yard setbacks on one-acre parcels by five
feet, providing a minimum of 25 foot front yard setback, rather
than the 30 foot required setback.

D. A variance to vary front yard setbacks on 6,000 to 7,000 square
foot lots from the required 20 foot front yard setback to a 15 foot
minimum front yard setback.

E. A variance of building height in other than cluster development
from the allowed 26 fget to 28 feet in height.
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Board Notice of Decision

P-93/94-1
Page Three
DESIGN STANDARDS REQUIRED PROPOSED
F. A variance within the cluster single family areas to allow minimum

4,000 square foot 1lot widths and to allow zero 1lot line
construction.

A variance within the cluster single family areas to allow a
maximum 35 foot building height.

A variance of side, front, rear, building height, lot width, and
lot size in the cluster developments, depending on the design
chosen for a particular parcel:

Proposed front yards: 5 foot to 18 feet

Proposed rear yards: 5 foot to 15 feet (for two-story units)

Proposed side yards: zero lot line to 12 feet (for two-story
units)

Variance request to vary the existing 36 foot right~of¥way width
within the cluster area to 26 feet from interior parking courts.

A variance to allow patios and decks to be built within the rear,
side and front setback areas within 3 foot of the property line.

A variance from required 25 feet setback on all peripheral boundary
lines to not less than 15 feet within the residential portions of
the development.

A variance request of 25 feet from the required 25 foot setback on
all commercial property setbacks for the peripheral boundary to
allow a zero foot setback in Commercial areas.

Parking area: 2.5 per dwelling Compliance within standard

unit residential development
‘ areas

Staff finds that the proposal meets requirements within the non-cluster
areas. The cluster area require further review upon future approval of
each cluster phase by staff.
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Board Notice of Decision
P-93/94-1
Page Four

DESIGN STANDARDS

5. Storage area:

6. Sidewalks:

7. Utilities:

Staff finds that
17.69.190(h).

8. Landscaping:

9. Bike path:

10. Open space required

The proposal meets
Ordinance.

the requirements

[}J\ﬁ SRR S B
} : ; o v

REQUIRED
Optional

Yes

Underground

Preliminary
landscaping plans
required

Optional

40% of gross

area of site

to be determined
individually for
each PUD. Private
open space not to
constitute more
than 25% of total
open space area.

PROPOSED
None is envisioned

Extensive interconnected
pedestrian walks and paths
follow the main network of
roads

Underground (some existing
power lines cannot Dbe
placed underground due to
high voltage

the proposal satisfies the requirements of CCMC

Conceptual plans submitted
will require further review
prior to construction of
phases

Extensive well
interconnected network

45% including golf course
and hill. Of the 45% the
main components are:

Golf Course 62%

Hill 23%
Landscape Area 9%
(walkways/buffers)
Peripheral 6%
(includes private)

of the Planned Unit Development
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Board Notice of Decision
P-93/94-1
Page Five

CONDITIONS OF APPROVAL:

1.

2.

All final maps or parcel maps shall be in substantial accord with the
approved tentative map.

Prior to submittal of any final map or parcel maps, the Public Works
Department shall approve all on-site and off-site improvements.

All other departments' and State agencies conditions of approval, which
are attached, shall be incorporated as conditions of this report.

All disturbed areas are required to have a palliative applied for dust
control. Any and all grading shall comply with State and City
standards.

Lots not planned for immediate development shall be left undisturbed and
mass grading and clearing of natural vegetation shall not be allowed.
Any and all grading shall comply with City standards. A grading permit
from the State Health Division shall be obtained prior to any grading.
Non-compliance with this provision may cause a cease and desist order
to halt all grading work.

A note shall be placed on all final or parcel maps stating:

"These parcels are subject to Carson City's Growth Management
Ordinance and all property owners shall comply with provisions
of said ordinance."

Placement of all utilities, including TCI cable, shall be underground
within the development.

All on and off-site improvements shall conform to City standards and
requirements.

The applicant must sign ‘and return the Board of Supervisors
acknowledgement of conditions for approval within ten (10) days of
receipt of notification. If the acknowledgement is not signed and
returned within ten days of receipt, then the item will be rescheduled
for the next Planning Commission meeting for further consideration.

61

000155121



Board Notice of Decision

P-93/94-1
Page Six
10. As required by CCMC, Section 17.69.040, the construction and the

11.

12.

13'

14.

15.

l6.

17.

development of all approved open space shall occur no later than the
construction of 25% of the dwelling units. In this case, no later than
the construction of the 295th dwelling unit. Because the landscaping
of this development is an integral part of the project, all landscaping
within the project and along the perimeter of each phase shall be
completed concurrent with the completion of each phase unless
installation is delayed due to weather, in which event, financial
assurances will be posted for its completion.

Fencing of corner lots must meet sight distance area requirements.

The last final map necessary to cover the entire development must be
recorded for the entire development within two years from the time of
the tentative map approval by the Board of Supervisors or the developer
and the City will have entered into a development agreement.

CC&R's must be recorded, at the property owner's expense, in conjunction
with the first final map of other than the Super K-Mart site.

A note shall be placed on all final maps stating that all development
shall be in accord with planned unit development application (P-93/94-
1).

Final CC&Rs shall be approved by the District Attorney and the Community
Development Department and recorded prior to recordation of a final map,
or parcel map; the CC&Rs shall provide for the on-going maintenance of
the non-dedicated landscaping, lighting, fences, and the historical
kiosk area.

Prior to the issuance of any certificates of occupancy, the applicant
shall install or bond for the installation of all landscaping/irrigation
in the area of the project in which the structure is located. An
approved landscaping plan for the PUD must be secured prior to the
issuance of any building permits.

Prior to final map or parcel map submittal, a submittal shall be made
to the Community Development Department verifying the lack of, or
presence of fault lines within the project site. Should a fault be
located within the project site, a geotechnical study shall be provided
to Community Development and an engineer's recommended building setback
shall be noted on all final maps.
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Board Notice of Decision
P-93/94-1
Page Seven

18.

19'

20.

21.

22.

23.

24.

25.

The final maps shall note all abutting property ownership, ~ontain block
and numbering, all approved street names, and information as required
within the Planned Unit Development Ordinance and Nevada Revised
Statutes (NRS).

Each block of cluster housing shall meet the standards of the
development matrix as to unit type and as to the maximum allowable
density and must be reviewed and approved by the Community Development
staff prior to building plans submittal of any unit within that block.

All structure development within the project must meet the requirements
as specified in the Development Matrix included in the application and
herewith made a part of this condition as a means of defining the
variance approvals and standards of development for both the residential
cluster areas and the standard residential development areas.

If the developer wishes to provide 15 foot front yard setbacks with
average of 20 foot front yard setback within the 6,000 to 7,000 square
foot 1lot areas, a plan must be provided to Community Development
Department and Building Division staff at time of the first building
plan submittal and receive approval of the average setback plan from the
Community Development Department.

The developer will maintain grass or landscaping within the school/park
site until such time as the site is developed for its designated use or
is accepted by Carson City or the School District. The CC&Rs or a
development agreement shall address this requirement.

Shrubbery and trees over four feet in height at maturity may not be
planted along a pedestrian/bicycle path within 50 feet of any
intersection.

No parcel map or final map may be recorded for any portion of the
planned unit development until the tentative map receives Board of
Supervisors' approval.

The area westerly of Ormsby Boulevard and southerly of Combs Canyon Road
will be dedicated to Carson City as a detention facility to be improved
with moderate landscaping which does not impede its use as a drainage
facility. This area will be improved at the time of the construction
of each adjacent phase; any land area not necessary for detention
facilities will be offered to adjacent property owners without
consideration.
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Board Notice of Decision
P-93/94-1
Page Eight

26.

The project reviewed as part of U-93/94-6 constitutes the first planned
phase of this proposal and as such, shall be an integral part of this
planned unit development.

27. Compliance with Chapter 12.09 (Flood Damage Prevention Ordinance) is
required as the project develops.
STIPULATIONS:

By Steve Hartman:

1.

2.

The Residential Office-Planned Unit Development and adjacent Retail
Commercial properties will be developed with unified-looking structures.

Residences will be limited to single story structures along the Silver
Oak property line to the east where there is existing residential
development and adjacent to University Heights residences along the
Silver Oak west property line and limiting building height to twenty-
two feet.

On West Nye Lane within the Residential Office-Planned Unit Development
area, there will be only four sites.

A fuel-management plan will be provided for the are along the college
edge of Silver Oak (west).

The CC&Rs will be recorded first (with the commercial area of the
development having a separate section in the CC&Rs).

It is approximately fifteen feet lower elevation on Silver Oak's lots
which abut University Heights residences than the University Heights
lots.

School property will be used as a park site until the school is built;
but the property will be owned by the school.

Each cluster block will be.submitted to staff for review in total, not
piecemeal; if staff is not comfortable with the submittal review, it
will be referred to the Planning Commission and/or Board of Supervisors.

If lakes and ponds do not remain water-filled, then they will be
landscaped.
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Board Notice of Decision
P-93/94-1
Page Nine

10. When the area next to Eagle Valley Ranch Road is ready to be developed,
Silver Oak Development Company,Inc. will improve Eagle Valley Ranch Road
to Carson City standards.

11. Painted bike paths will be placed along both sides of Community College
Parkway Boulevard.

12, Lighting will be placed within the PUD to meet Carson City ordinance
requirements.

13. A minimum of 20 foot rear yard setbacks will be provided for lots
immediately adjacent to the Dartmouth Residential lots.

This decision was made on a vote of 5 ayes and 0 nayes.

\L}e\ﬁ& - ¢%4ZW/@/M

Ju F. Guzman, Senior Planner Sanﬂra Danforth, Associate Planner
q\fgunity Development Department Community Developmyent Department

Mailed by .
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EXHIBIT "C"

PHASING SCHEDULE

The following is the estimated sequence of phasing various of
the improvements for the Silver Oak Project:

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

Phase

1

10
11
12
13
14

15

Super K site at U.S. Highway 395 and Community
College Parkway.

50 +/- lots abutting Winnie Lane, including
the new Ormsby Blvd., entry off of Winnie
Lane.

50 +/- lots westerly of the new Ormsby Blvd.,
entry and easterly of existing Ormsby Blvd.,
just north of Winnie Lane.

50 +/- lots along the west and east side of
Kimberly Meadows Drive.

The Block "BB" cluster housing.
50 +/~ lots northerly of the cluster housing
in Block "BB" and southerly of Community

College Parkway.

50 +/- lots west of Ormsby Blvd., and
southerly of Mahogany Street.

50 +/- lots west of Ormsby Blvd., and
southerly of Mahogany Street.

50 +/- lots easterly of University Heights.
Cluster housing in Block "DD".

50 +/- lots in Blocks G & H.

50+/- lots in Blocks D, E & F.

50 +/- 1ots in Blocks A, B & C.

The cluster housing in Block "EE".

Cluster housing in Block "CC".

The foregoing is the anticipated chronology of phasing for the
Project. However, the sequence may change due to economic, market
conditions or absorption changes in the economy.

HOEXHIBT.COO
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All adjacent infrastructure and common area improvements must
be completed with each phase of development.

Additionally, certain other improvements must be completed at
specific phases. Those additional improvements are:

a) The golf course and additional common area
improvements must be completed prior to completion of
construction of the 295th residential unit.

b) Prior to completion of Phase 13, an alternative
emergency access for Block "EE" must be established and
Eagle Valley Ranch Road paved to U.S. Highway 395.

c) The park site shall be improved prior to completion
of Phase 5.

d) The school site shall be dedicated to Carson City
prior to completion of phase 2, but improvements
consisting of a sprinkler system and seeded area will no<t
be required until completion of phase 6.

e) All traffic improvements shall be triggered by
traffic warrants as reflected in the Project traffic
report and staff report.

f) Winnie Lane improvements will be completed prior to
completion of Phase 2.

g) All commercial area requirements will be triggered
as the staff report or traffic report requires.

Commercial area phasing will occur at unknown times and
sequences and may be interspersed as phases at any time.
Commercial phases will require infrastructure improvements as
dictated in the traffic report or staff report. The development of
the tourist commercial property at the northerly end of the project
will require the construction of the 2,000,000 gallon water tank if
it occurs before construction of the 429th lot or if the tank is
earlier required by any applicable provision of the Uniform Fire
Code.

The foregoing phasing estimate is purely an anticipated
chronology of geographic phasing. Various external forces may
alter or modify the sequence and provided that the Developer
constructs adjacent infrastructure as well as the adhering to the
construction of additional infrastructure set forth in the staff
report, the Developer shall not be required to strictly adhere to
the foregoing schedule throughout the Project.

HOEXHIBT.COO
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10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27

28

ORDINANCE NO. 1994-1

BILL NO. 167

AN ORDINANCE APPROVING A DEVELOPMENT
AGREEMENT WITH SILVER OAK DEVELOPMENT COMPANY
SETTING FORTH THE CONDITIONS AND TERMS OF
APPROVAL RELATING TO THE APPROVED SILVER OAK
PLANNED UNIT DEVELOPMENT.

Fiscal effect: Yes

CARSON CITY BOARD OF SUPERVISORS DOES HEREBY ORDAIN:

SECTION T:

WHEREAS, Carson City desires to enter into a
development agreement with SILVER OAK DEVELOPMENT COMPANY LIMITED
PARTNERSHIP concerning the development of land known as
Assessor's Parcel Nos. 8-061-02, and 8-061-06 and 8-061-13
located at Graves Lane, and Highway 395, Carson City, Nevada.

WHEREAS, the Carson City Board of Supervisors finds
that the contents 6f the development agreement conform with CCMC
17.21.020 and NRS 278.0201; and

WHEREAS, the Board finds that the provisions of the
development agreement are consistent with Carson City's Master
Plan.

NOW, THEREFORE, the Board hereby approves by ordinance
the attached development agreement between Carson City and SILVER
OAK DEVELOPMENT COMPANY LIMITED PARTNERSHIP for Assessor's Parcel
Nos. 8-061-02, 8-061-06, and 8-061-13, generally located west of
U.S. Highway 395 north of Winnie Lane, south of Eagle Valley
Ranch Road and easterly of the Western Nevada Community College,
Carson City, Nevada, said agreement being attached and
incorporated herein as Exhibit "1".

The Boafd further directs that the City Clerk shall

(AR AT | A



10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26

27
28

cause a certified copy of this ordinance and the original

development agreement to be filed with the Carson City Recorder.

PROPOSED this 16th day of December , 1993.

PROPOSED by Supervisor Tom Tatro

PASSED on the 6th day of January , 1994,
VOTE: AYES:

Janice Avres

Tom Tatro

Kay Bennett

Marv Teixeira, Mavor

NAYES: None

ABSENT: Greg Smith
///'— ’

TEIXEIR Mayor
ATTEST: ‘

“égZ;;é%%542:2%€4ffiﬁzixkz

/yiisghl NISHIKAWA, Clerk/Recorder
N |

his ordinance shall be in force and effect from

and after the 17th day of _ Japuary , 1994.

60015511
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Carson City Planning Division
108 E. Proctor Street « Carson City NV 89701

Phone: (775) 887-2180 * E-mail: planning@carson.org

FILE# YWD -20 0- 0002

APPLICANT PHONE #
Lanturn Investments, LLC (775) 745-0881
MAILING ADDRESS, CITY, STATE, ZIP

3075 College Dr. Carson City, NV 89703

EMAIL

silveroakmark@me.com

PROPERTY OWNER PHONE #
ark Turner 775-745-0881
ING

3075 College Drive, Carson City, NV 89703

see above

APPLICANT AGENT/REPRESENTATIVE
Louis Cariola

MAILING ADDRESS, CITY, STATE, ZIP
241 Ridge St., Suite 400, Reno, NV 89501
EMAIL

Icariola@manhard.com

Project's Assessor Parce! Number(s)

007-552-38 and 007-552-41

Project’s Sireet Address

Silver Oak Drive

Nearest Maior Crost

Siena Street

Project's Master Plan Designation

MDR and Open Space

Project's Current Zoning

SF12-P

Project Name

Silver Oak PUD Modification and Silver Oak 24

I Area Number of Lots

PHONE #

775-250-8613

~610 acres in PUD / 11.7 in S.0. 24 64 n Silver Qak 24

a n o your project ow ng sp

cm a s to rson
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FOR OFFICE USE ONLY:
CCMC 17.07 and 17.09

TENTATIVE MAP FOR A
PLANNED UNIT DEVELOPMENT

FEE*: $3,450.00 + noticing fee
*Due after application is deemed complete by
staff

SUBMITTAL PACKET - 5 Complete Packets (1 Unbound
Original and 4 Copies) including:

- Application Form including Applicant's
Acknowledgment

Property Owner Affidavit

Copy of Conceptual Planned Unit Development Letter
Detailed Written Project Description

Building Elevations

Proposed Street Names

Master Plan Policy Checklist

Draft CC&Rs

Wet Stamped Tentative Map (24" x 36")

Reduced Tentative Map (11° x 17")

Conceptual Drainage Study

Geotechnical Report

Traffic Study (if applicable)

Documentation of Taxes Paid to Date

L T U T R A T I N

CD or USB DRIVE with complete application in PDF

STATE AGENCY SUBMITTAL including:

- 2 Wet-stamped copies of Tentative Map (24" x 36")
Check made out to NDEP for $400.00 + $3/lot
Check made out to Division of Water Resources for
$180.00 + $1/lot

Application Reviewed and Received By:

Submittal Deadline: Planning Commission application
submittal schedule.

Note: Submittals must be of sufficient clarify and detail for
all departments to adequately review the request. Additional
information may be required.

Smallest Parcel Size

> 4000 sf

ys n use regulations requested

s a part of this application. Provide additional pages to describe your request in more detail.

DM n nis
Oak 24 a ntial ubdivi ion

64 SFR lots for detached homes. The Modifi

[
tion i

submitted in accordance with Ci  Staff direction er CSM-19-175. The modification ses to
mend deve ment standards for "clustered housin blocks and open space.

* If your project is located within the Historic District or airport area, it may need to be scheduled before the Historic Resources Commission or th
‘rport Authority in addition to being scheduled for review by the Planning Commission. Planning staff can help you make this determination.

KNOWLEDGMENT OF APPLICANT: (a) | certify that the foregoing statements are true and correct to the best of
nowledge and belief; (b) 1 agree to fulfill all conditions established by the Board of Supervisors.

licant’s Signature Date
Page 1 of 4
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PROPERTY OWNER’S AFFIDAVIT

being duly deposed, do hereby affirm that | am the record owner of the

007-552-38 and 007-552-41

(Property Address and APN)

bject property located at

. and that | have knowledge of, and | agree to, the

ling of this Tentative Planned Unit Development application.

ature Address Date

se additional if nece for other names.

ATE OF NEVADA )

OUNTY )

n , 2 , personally appeared before me, a notary publi

personally known (or proved) to me to be the person whose name
bed to the foregoing document and who acknowledged to me that

e/she executed the foregoing document.

tary Public

Page 2 of 4
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ACKNOWLEDGMENT OF APPLICANT

| certify that the foregoing statements are true and comrect to the best of my knowledge and belief. 1 agree to
fully comply with all conditions as established by the Planning Commission. | am aware that this permit
becomes null and void if the use Is not initiated within one year of the date of the Planning Commission
approval; and | understand that this permit may be revoked for violation of any of the conditions of approval. |
further understand that approval of this application does not exempt me from all City Code requirements.

o et 2y A PR ///'7 /,ga'vr

Applicant’s Signature Print Name Date

18



Subdivisions Development Checklist

[ ey ks

Conceptual & Tentative Subdivisions, PUD’s & Parcel Maps

U 0§

The purpose of a development checklist is to provide a list of questions that
address whether a development proposal is in conformance with the goals and
objectives of the 2006 Carson City Master Plan that are related to subdivisions of
property. This checklist is designed for developers, staff, and decision-makers
and is intended to be used as a guide only.

Development Name: Modification to Silver Oak PUD

Louis Cariola
March 18, 2020

Reviewed By:

Date of Review:

P E TCHECKLIS

The following five themes are those themes that appear in the Carson City
Master Plan and which reflect the community's vision at a broad policy level.
Each theme looks at how a proposed development can help achieve the goals
of the Carson City Master Plan. A check mark indicates that the proposed
development meets the applicable Master Plan policy. The Policy Number is
indicated at the end of each policy statement summary. Refer to the
Comprehensive Master Plan for complete policy language.

3: A BALANCED USE PA

The Carson City Master Plan seeks to establish a balance of land uses within the
community by providing employment opportunities, a diverse choice of housing,
recreational opportunities, and retail services.

Is or does the proposed development:

Consistent with the Master Plan Land Use Map in location and density?2
Meet the provisions of the Growth Management Ordinance (1.1d,
Municipal Code 18.12)2

Encourage the use of sustainable building materials and construction
techniques to promote water and energy conservation (1.1e, )2
Located in a priority nfill development area (1.2a)2

Provide pathway connections and easements consistent with the
adopted Unified Pathways Master Plan and maintain access to
adjacent public lands (1.4a)?

N KA

KO

CARSON CITY MASTER PLAN ADOPTED 4.06.06
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Subdivision Development Checklist

I

]

O

CHAPTER :E IT EDISTRI  NOFRECRE AL PPORTUNIT S

| 4

Encourage cluster development techniques, particularly at the urban
interface with surrounding public lands, as appropriate, and protect
distinctive site features (1.4b, ¢, 3.2a)2

At adjacent county boundaries, coordinated with adjacent existing or
planned development with regards to compatibility, access and
amenities (1.5a)2

Located to be adequately served by city services including fire and
sheriff services, and coordinated with the School District to ensure the
adequate provision of schools (1.5d)2

In identified Mixed-Use areas, promote mixed-use development
patterns as appropriate for the surrounding context consistent with the
land use descriptions of the applicable Mixed-Use designation, and
meet the intent of the Mixed-Use Evaluation Criteria (2.1b, 2.2b, 2.3b,
Land Use Districts, Appendix C)?2

Provide a variety of housing models and densities within the urbanized
area appropriate to the development size, location and surrounding
neighborhood context (2.2a, 9.1a)2

Protect environmentally sensitive areas through proper setbacks,
dedication, or other mechanisms (3.1b)2

If at the urban interface, provide multiple access points, maintain
defensible space (for fires) and are constructed of fire resistant
materials (3.3b)?

Sited outside the primary floodplain and away from geologic hazard
areas or follow the required setbacks or other mitigation measures
(3.3d, e}

Provide for levels of services (i.e. water, sewer, road improvements,
sidewalks, etc.) consistent with the Land Use designation and
adequate for the proposed development (Land Use table
descriptions)?

If located within an identified Specific Plan Area (SPA), meet the
applicable policies of that SPA (Land Use Map, Chapter 8)2

‘r‘ The Carson City Master Plan seeks to continue providing a diverse range of park

and recreational opportunities to include facilities and programming for all ages
| and varying interests to serve both existing and future neighborhoods.

Is or does the proposed development:

O

Provide park facilities commensurate with the demand created and
consistent with the City's adopted standards (4.1b, c)2

Consistent with the Open Space Master Plan and Carson River Master
Plan (4.3a)?

ADOPTED 4.06.06 ’ CARSON CITY
MASTER PLAN
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Subdivisions Development Checklist

RS: OMIC T ITY

The Carson City Master Plan seeks o maintain its strong diversified economic
base by promoting principles which focus on retaining and enhancing the strong
employment base, include a broader range of retail services in targeted areas,
and include the roles of technology, tourism, recreational amenities, and other
economic strengths vital to a successful community.

Is or does the proposed development:
Incorporating public facilities and amenities that will improve residents’
quality of life (5.5e)2
[1 Promote revitalization of the Downtown core (5.6a)2

[1 Incorporate additional housing in and around Downtown, including
lofts, condominiums, duplexes, live-work units (5.6c)?2

6: LI NE  ORHOODS AND C

The Carson City Master Plan seeks to promote safe, attractive and diverse
neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrian-
friendly Downtown.

Is or does the proposed development:

[ Promote variety and visual interest through the incorporation of varied
lot sizes, building styles and colors, garage orientation and other
features (6.1b)2

[] Provide variety and visual interest through the incorporation of well-
arficulated building facades, clearly identified entrances and
pedestrian connections, landscaping and other features consistent
with the Development Standards (6.1¢)?2

[J Provide appropriate height, density and setback transitions and
connectivity to surrounding development to ensure compatibility with
surrounding development for infill projects or adjacent to existing rural
neighborhoods (6.2a, 9.3b 9.4a)2

[1 Iflocated in an identified Mixed-Use Activity Center areq, contain the
appropriate mix, size and density of land uses consistent with the
Mixed-Use district policies (7.1a, b)?2

O If located Downtown:

O Integrate an appropriate mix and density of uses (8.1a, e)2

O Include buildings at the appropriate scale for the applicable
Downtown Character Area (8.1b)2

O Incorporate approp ate public spaces, plazas and other amenities
(8.1d)¢

CARSON CITY MASTER PLAN ADOPTED 4.06.06
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Subdivision Development Checklist

7.AC Ciry

The Carson City Master Plan seeks promote a sense of community by linking its
many neighborhoods, employment areas, activity centers, parks, recreational
amenities and schools with an extensive system of interconnected roadways,
multi-use pathways, bicycle facilities, and sidewalks.

Is or does the proposed development:

[] Promote transit-supportive development patterns (e.g. mixed-use,
pedestrian-oriented, higher density) along major travel corridors to
facilitate future transit (11.2b)2

[d Maintain and enhance roadway connections and networks consistent
with the Transportation Master Plan (11.2c)2

[] Provide appropriate pathways through the development and to
surrounding lands, including parks and public lands, consistent with the
Unified Pathways Master Plan (12.1a, c)2

ADOPTED 4.06.06 CARSON CITY
MASTER PLAN
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PROJECT LOCATION

The project site is located south of Silver Oak Drive, within the larger boundary of the Silver Oak Golf Course,
APNs 007-552-38 and 007-552-41. The primary site is undeveloped and proposed for a residential
subdivision named “Silver Oak 24”. The secondary parcel is comprised of golf course fairways.

Figure 1: Project Location

EXISTING CONDITIONS

Master Plan/Zoning

The vacant primary subject site for Silver Oak 24 is designated as MDR (Medium Density Residential: 3-8
du/ac) in the Master Plan with SF12-P (Single Family 12000 sf minimum parcel size - Planned Development
Overlay) zoning. The Master Plan designation, zoning, and current use of the surrounding parcels are as

follows

PUD Modification for Lanturn Investments, LLC



Figure 2: Surrounding Property Designations

North MDR

East OS (open space)
South 0s

West MDR

SF12-p
SF12-P
SF12-P
SF12-P

Single Family Residential
Golf Course
Golf Course
Single Family Re dential

Figure 3: Existing Master Plan Designation: Medium Density Residential and Open Space (golf course)

PUD Modification for Lanturn Investments, LLC
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Figure 4: Existing Zoning SF12-P (Single Family 12000 sf minimum parcel size - Planned Development
Overlay) N

APPL ON REQUEST
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This application package includes requests for:

1) A Modification to Silver Oak PUD and Silver Oak 24 (APNs 007-552-38 and 007-552-
41)

PUD Modification for Lanturn Investments, LLC
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PROJECT DESCRIPTION AND JUSTIFICATION

On behalf of Lanturn Investments, LLC, Manhard Consulting is submitting the enclosed application
package requesting a Modification to the Silver Oak Planned Unit Development. The project location is
south of Silver Oak Drive, within the larger boundary of the Silver Oak Golf Course. The modification is
requested in order to: 1) modify the golf course boundary, affecting the total PUD open space; and 2)
amend the development standards for specific parcels within the PUD. The modification is intended to be
considered in conjunction with a concurrently submitted Final Map for a single-family residential
subdivision, planned for 64 units on APN 007-552-38. The subdivision is tentatively named “Silver Oak 24”
and includes a merger and re-subdivision of two subject parcels in order to include 0.68 acres of the golf
course (APN 007-552-41) within the development boundary. Civil improvement plans for the Final Map,
representing Silver Oak 24 on 11.06 acres, were submitted to Community Development by Manhard
Consulting on March 9, 2020.

The golf course represents the majority of the open space for the PUD. The PUD development standards,
including open space provisions, are outlined in a Development Agreement (DA). This PUD modification
proposes to modify the DA development standards for Silver Oak 24, and other similar undeveloped
parcels, and address open space within the entire PUD. Included within this submittal are:

1) Proposed edits/updates to the Development Agreement for the PUD, including new property
development standards within “clustered housing” blocks;

2) Exhibits, figures, and descriptions of the existing and proposed open space within the PUD; and

3) Findings for modification to a Planned Unit Development from Carson City Municipal Code (CCMC)
17.09.050.

Background
The Silver Oak PUD Tentative Map was originally approved by the Board of Supervisors on September 16,
1993, covering 683 acres including 308 acres of open space.
e OnJanuary 6, 1994, the Board approved a Development Agreement (DA) for the PUD (Ordinance
1994-1).
* OnJune 16, 1994, the first addendum to the DA was approved, adjusting development standards
(Ordinance 1994-34).
¢ On January 2, 1995, the Board approved a second addendum to the DA to modify previously
approved setback variances and other matters (Ordinance 1995-05).
¢ OnSeptember 16, 2003, the Board approved a reduction to the total area of the entire PUD via sale
of 17.5 acres for development of the Carson Tahoe Hospital campus (Ordinance 2003-22).

A Conceptual Subdivision Map for Silver Oak 24 was submitted to Community Development on October 1,
2019. A Map Review meeting was held on October 22, 2019 (file CSM-19-175). At the meeting, Staff
reviewed the applicant’s requests related to subdivision and the associated development standards. City
Staff delivered comments and direction for a Final Map and PD Modification on November 12, 2020. Per
Staff’s direction, this submittal package is intended to supplement the Final Map for Silver Oak 24.

The Tentative Map associated with approval of the original Silver Oak DA (1993/1994) includes areas for
both commercial and residential development, supported by the golf course, which provides the bulk of
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required open space within the PUD. Additional open space is provided within undeveloped natural open
spaces and parks/common areas. The total open space required for a PUD per City Code (at time of
approval) was 40% of the total area. Over the past 25 years, as most of the PUD has been built out through
recordings of final maps, the percentage of open space has consistently remained above that figure.

As the instrument used to define development standards, the DA has been amended over the PUD’s
lifespan to accommodate new subdivisions. Alternatively, City Staff has approved multiple Variances for
individual phases of development. Confirmed by the Carson City Staff Report from 2017 for a Variance
approved for Phase 22, in 2005, Staff began a series of meetings with property ownership to discuss
inconsistencies in development standards within the DA (VAR-17-195 — see Attachment 1). It was
recognized that the City had been consistently supporting Variances, with approvals in 2005, 2014, 2016,
and 2017 addressing, in part, setbacks for multiple phases of development. Rather than continue this
pattern of proposing multiple variances, per Staff’s direction in CSM-19-175, this PUD modification would
amend the DA for specific parcels within the existing Tentative Map referred to as “Cluster Housing” blocks,
which include the primary subject parcel.

Development Standards and Revised Development Agreement
The Cluster Housing areas in the DA are split into blocks “BB”, “CC”, “DD” and “EE”. The Silver Oak 24 project
site corresponds to Block “DD”. Block BB is the only one of these parcels already developed, the other are
vacant. Included among the development standards for Cluster Housing blocks, the DA addresses:

e Setbacks;

e Density;

e Lotsize;

e Lot dimensions;

e Lot coverage; and

¢ Height.

As they are currently defined, the DA presents significant challenges to designers attempting to bring
forward new subdivisions that will match the quality of existing development within the PUD. The Clustered
Housing block standards include guidelines for “...zero lot line, townhome, common wall or similar units...”
and a 4,000 square feet (sf) minimum parcel size while also limiting lot coverage to 35% (1,400 sf for a 4,000
sf lot). Existing setback standards are confusing and include variables that are not compatible with smaller
lots with limited coverage. For instance, side yard setbacks are 7’ for one-story construction and 12’ for
two-story construction within Clustered Housing blocks, as opposed to 5’ in the standard residential villages
within the PUD. When the current guidelines are applied to conceptual designs, the resulting structures are
limited in variability and do not match the surrounding development. The guidelines were not applied for
existing development on block BB (south of W College Parkway) and this housing type is not found
elsewhere within the PUD. The existing development throughout the PUD is comprised of standard single
family construction, without shared walls or attached units. While some of the existing provisions are
proposed to remain in place to allow for flexible development plans, most of the setbacks as currently
stated are proposed for revision.

The following chart summarizes the existing and proposed site development standards.

NS
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F re5: Development Standards for Cluster Housi

Density for
Block DD
Lot Area

Setbacks-

Interior Lots

Height

Parking

blocks

11.2 Units/Acre
92 units over 10.38 acres
- Minimum 4,000 sf

- Lot coverage not to exceed 35%

- Front: 10’ to house, 18’ to garage

- Side: -7" for one story and 12’ for two

story (detached units); or

-15’ for one story, 20’ for two story

(between structures); or

-12’ for zero lot or blank wall sides
10’ w/ an average of 15’

-15’ for two story

-5’ fromal to r

*- 35’ per Exhibit B of DA

*- 28’ per paragraph 2.2 of DA (Cluster
Housin

- 2 spaces per dwelling unit wi
aprons and 18’ driveways

- 2.5 spaces per unit without
driveway aprons and 5’ driveways
(includes guest parking at rate of 0.5 per
unit)

- Rear:

way

84

78 Units/Acre
units over 11.06 a
- Minimum 4,000 sf

- No lot coverage percentage limit
(subject to revised setbacks with
detached units

- Front: -10’ to house, 18’ to garage

- Side: 5’ on each side; or
-0’ on one side, 10’ on other

-Street Side (new): 5’

- Rear: -15' for front-access; or
-5’ from alleys to garage

- 28’ from finished grade to ridgeline

- 2 spaces per dwelling unit

(Silver Oak 24 includes 2 and 3 car
garages for al units and 20’ driveways)

* - The maximum height allowed in the Cluster Housing blocks is addressed twice in the Development
Agreement (first approved September 16, 1993) with conflicting figures. Paragraph 2.2, Cluster Housing,
states “...the height of a unit from finished grade to the ridgeline cannot exceed twenty-eight (28) feet.”.
Exhibit B of the DA (pages one and three) describe “variances” approved as part of the PUD for
maximum height, with section 3.G approving: “A variance within the cluster single family areas to allow
a maximum 35 foot building height”. The proposed revision will eliminate this confusion by clearly
dictating a 28’ maximum height in the Clustered Housing blocks.

PUD Modification for Lanturn Investments, LLC



The following image is from section 3.G of the DA.

B BhR!

Board Notice of Decision

pP-93/94-1
Page Three
DESIGN STANDARDS REQUIRED PROPOSED

F. A varlance within the cluster single family areas to allow minimun
4,000 square foot 1lot widths and to allow =2erc 1lot 1line
construction.

G. A variance within the cluster single family arsas to allow a
maximum 35 foot building height.

The proposed standards provide clarity for designers seeking consistency with existing development in the
PUD and result in more compatible subdivisions. For example, the proposed density for Silver Oak 24 is
almost 1/3 less for Block DD than is allowed per the existing DA (64 units instead of 92). The proposed new
height limit for the Clustered Housing blocks is also lower than what is currently stated as the maximum,
moving from 35’ to a proposed maximum height of 28’. Instead of setting a maximum lot coverage for the
Clustered Housing parcels, the updated DA will rely upon consistent setbacks and lot-size guidelines that
will provide predictable standards for new development. Side yard setbacks of 5’ are introduced because
they were not included in the original standards. The front setback to a garage for a front-access home is
not proposed for amendment, maintaining 18" with a 10’ minimum setback to the house. An existing 5’
minimum setback for alley-loaded development types remains.

Attachment 2 includes the proposed language for re-stated pages of the Silver Oak Development
Agreement. Specifically, section 2.2, Cluster Housing, is proposed for revision in order to allow for consistent
standards without the continued need for variances. The amended standards would apply to all remaining-
vacant Clustered Housing blocks. Attachment 5 is the entire DA with redlines depicting the text proposed
for revision.

Open Space

The percentage of required open space for the entire PUD is addressed in the DA. Per City Code in 1993,
40% of the entire development was to be reserved for open space. The Final Map (civilimprovement plans)
separately submitted on March 9, 2020 for Silver Oak 24 present a merge and re-subdivision in order to
slightly modify the boundary between the proposed residential development and the golf course. The land
transfer will not diminish use of the golf course and will deliver more developable area for the subdivision,
providing for well-designed lots with consistent setbacks and building envelopes. The total open space will
only slightly be altered, with 0.68 acres proposed for transfer to the Silver Oak 24 site. This application
package includes an updated exhibit (attachment 3), demonstrating that 44.01 % of the entire PUD remains
open space. Attachment 4 is a table noting the Assessor’s Parcel Numbers (APNs) and areas of the open
space parcels.

The following table presents the modified area of open space due to the proposed merger and re-
subdivision, as well as new calculations for the percentage provided within the entire PUD.
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Fi ure6:0 en ce r Carson Ci

PD Area 609.66 acres

Open space  269.015 acres

area

Percentage 44.12%
Space

Silver Oak 24 Subdivision

Assessor’s data — Existing and Proposed

609.66 acres
268.335 acres (-0.68 acres)

44.01 %

86

The subdivision includes 64 single family residential lots for detached, stand-alone homes. Internal Right of
Ways are proposed to be 37’ in width, with 13.5" wide drive aisles, curbs, gutters, and vehicular parking and
sidewalk on one side. The primary access point for Silver Oak 24 is located on the north east corner of the
site to eliminate any conflicts with Siena Drive to the west. The primary access includes two 20’ wide drive
aisles with a 10’ wide landscape median between lanes. Secondary emergency access will be provided
through a shared driveway connecting to Siena Drive in Silver Oak 22 from the south west of the site. The
connection to Silver Oak 22 will also provide pedestrian access between the existing and proposed
developments. The following image presents the general layout of the subdivision, noting the minor change

to the primary parcel configuration.

N\

SILVER OAK Ras)

PHASE 22

]

VER OAK
PHASE 23
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FINDINGS (FOR MODIFICATION OF A PUD)

The Findings necessary for approval of a PUD, or in this case a modification to an existing PUD, are found in
Carson City Municipal Code (CCMC) section 17.09.050 - Approval or denial of application. The following
responses are made in support of the proposed modification of the Silver Oak Planned Unit Development.
The scope of the modification includes adjustments to the area and percentage of open space; and revision
to the Development Agreement with updates to the Clustered Housing sections.

1. In what respects the plan is or is not consistent with the statement of objectives of the planned
unit development ordinance;

Response: The Development Agreement for the Silver Oak PUD was originally approved in 1994 as a single
family home development with complimentary commercial areas and a golf course. The golf course
provides the bulk of open space for the PUD. Subsequently, development has maintained consistency with
the stated objectives for PUDs per CCMC. Open space has been maintained in both quantity and quality.
Variances for setbacks and other development standards have consistently been supported by City staff,
resulting in development of quality housing for residents.

2. The extent to which the plan departs from zoning and planned unit development regulations
otherwise applicable to the property, including but not limited to density, size and use, and the reasons
such departures are or are not deemed to be in the public interest;

Response: The proposed amendments to the DA will provide better opportunity for design of new final
maps that are consistent with existing development. Rather than a departure from PUD regulations, the
proposed amendments will allow for design of subdivisions that are more consistent with existing
development.

3. The purpose, location and amount of the open space in the planned unit development, the
reliability of the proposals for maintenance and conservation of the open space and the adequacy or
inadequacy of the amount and purpose of the open space as related to the proposed density and type of
residential development;

Response: CCMC section 17.09.100 — Open Space requires that Planned Developments include 30 percent
of the gross area for open space. Throughout the history of the Silver Oak PUD, including addendums to the
DA, Variances, and majority build-out of the area available for residential development, the total open
space has consistently remained above 40 percent. Attachment 3 demonstrates that the revision to the DA
and the proposed merger and re-subdivision will continue to provide an excess of open space within the
Silver Oak PUD, relative to CCMC requirements. A homeowner’s association and the operators of the golf
course will continue to maintain the open space.

4, A physical design of the plan and in the manner in which such design does or does not make
adequate provision for public services, provide adequate control over vehicular traffic, parking
requirements, and further the amenities of light and air, recreation and visual enjoyment;

N =
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Response: The proposed final map would create 64 residential lots on public streets served by public water
and sewer services. The development will be complimented by extensive open spaces within the Silver Oak
PUD, allowing for sensory enjoyment of light and air.

5. The relationship, beneficial or adverse, of the proposed planned unit development to the
neighborhood in which it is proposed to be established;

Response: As stated in Finding 2 above, the proposed amendments will allow design of Silver Oak 24 to
include single family detached housing products that are more analogous with existing development. This
type of housing will be more consistent with surrounding development than the attached units currently
allowed within the DA.

6. In the case of a plan which proposes a development over a period of years, the sufficiency of the
terms and conditions intended to protect the interest of the public and the residents of the planned unit
development in the integrity of the plan.

Response: The timeline for recording the Final Map for Silver Oak 24 will be in accordance with Nevada
Revised Statutes.

PUD Modification for Lanturn Investments, LLC
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ATTACHMENT 1: Staff Repor. .or VAR-17-195

STAFF REPORT FOR PLANNING COMMISSION MEETING OF DECEMBER 20 2017

FILE NO: VAR-17-195 AGENDA ITEM: E-1
STAFF AUTHOR: Kathe Green, Assistant Planner

REQUEST: Approval of a Variance to reduce the required building setbacks on the front, sides
and rear, driveway lengths and to allow a building height of 36 feet to the ridge line for Phase 22
of Silver Oak Development in the Single Family 12,000-Planned Unit Development (SF12-P)
zoning district.

APPLICANT/OWNER: Sierra Land Development Inc
LOCATION: Stocke Way
APNs: 007-552-37

RECOMMENDED MOTION: “| move to approve VAR-17-195, a Variance to reduce the required
building setbacks on the front, sides and rear, driveway lengths and to allow a building height of
36 feet to the ridge line for Phase 22 of Silver Oak Development, located at Stocke Way, APN
007-552-37, in the Single Family 12,000-Planned Unit Development zoning district, based on
the findings and subiject to the recommended conditions of approval in the staff report.”
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Planning Commissiot
December 20, 2017
Silver Oak Phase 22 Setbacks

VAR-17-195
Page 2

RECOMMENDED CONDITIONS OF APPROVAL.
1. The applicant must sign and return the Notice of Decision within 10 days of receipt of

notification. If the Notice of Decision is not signed and returned within 10 days, the item
may be rescheduled for the next Planning Commission meeting for further consideration.

2. The applicant shall meet all the conditions of approval (obtain a valid building permit) for
which this permit is granted within twelve months of the date of approval. A single, one-
year extension of time may be granted if requested in writing to the Planning Division
thirty days prior to the one-year expiration date. Should this permit not be initiated within
one year and no extension granted, the permit shall become null and void.

3. All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by the conditions of
approval herein.

4, All improvements shall conform to City standards and requirements.

5. Minimum driveway length on rectangular lots from back of curb to garage door shall be
18 feet; on irregular shaped lots, minimum driveway length must average 18 feet.

6. The final map shall reference this variance in the notes, and clearly state the setbacks
and building height for the phase.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review) and 18.02.085 (Variances).
MASTER PLAN DESIGNATION: Low Density Residential (LDR)

ZONING DISTRICT: Single Family 12,000-Planned Unit Development (SF12-P) in the Silver
Qak Planned Unit Development, Phase 22

KEY ISSUES: Can the reduction of the proposed setbacks, increase in building height and
modification in driveway lengths be supported by the required findings? Are there unigue
circumstances applicable to the subject properties that justify the need for the variance in this
instance?

SURROUNDING ZONING AND LAND USE INFORMATION:

NORTH: Single Family 12,000-Planned Unit Development (SF12-P)/Silver Oak Golf Course,
residences and Silver Oak undeveloped eventual housing phase

SOUTH: Single Family 12,000-Planned Unit Development (SF12-P) and Single Family 21,000-
Planned Unit Development (SF21-P)/Silver Oak Golf Course, undeveloped eventual housing
phase and vacant

EAST: Single Family 12,000-Planned Unit Development (SF12-P)/ Silver Oak Golf Course
and Silver Oak undeveloped eventual housing phase '

WEST: Single Family 12,000-Planned Unit Development (SF12-P)/Silver Oak undeveloped
eventual housing phase and Silver Oak Golf Course

ENVIRONMENTAL INFORMATION:
FLOOD ZONE: X, areas of minimal flooding

o
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SLOPE/DRAINAGE: The area is flat
SOILS: 58, Surprise coarse sandy loam 2 to 4 percent slopes
EARTHQUAKE:- Zone |, severe, within 200 feet

SITE DEVELOPMENT INFORMATION:

PARCEL: 12.55 acres

. L

Planning Commissiol o
December 20, 2017
Silver Oak Phase 22 Setbacks
VAR-17-185
Page 3

EXISTING LAND USE: Vacant. A tentative map has been approved for 44 residential lots.
HEIGHT and SETBACKS: are based on lot size and Silver Oak PUD requirements and are
shown in the column in the center. The column on the ight reflects the setbacks proposed with

this request.

VARIANCE: Requested variances appear in bold on the table below:

Lots 1 000 re feet and under
Silver Oak Req rement
12 feet
ear a 15 feet
ear a Irregular Shape Averaged with no on s
than 10 feet
Rear Yard Abutting non-Silver 20
Oak residences
Rear Yard Abutting the
Course
fest
Side Yard (up to sq
lot
Street i up 00 10 feet
eet ard (up to 12,000 13 feet
lot

e ard lrregular

if adjacent to a non-Silver
Oak residence limited to 22 ft
Height

Lots over 12

Front Set

Rear Yard

Rear Yard Irregular  ape

Rear ar

Oak residences
r Yard Abutting the Golf

Course

Sid

ng non-Silver

Yard
Side Yard Irregular

if ac toanon-Silver

uare feet to and inclu

Averaged with no  men
than 5 feet

ess

Per base zoni
measured to mid-point
of roof

17 GO

ver rement

eraged with no dimension less
than 10 feet
20 feet

20 feet

et
15 et
Averaged
than 5 feet

no men nless

uare feet:

17-195: Phase 22
osal
12 feet
15 feet
Averaged with no dimension less
than 10 feet
n/a

10 feet

5 feet

et

Averaged with no dimension iess
feet

n/a
36feet(measu to ge
fi

VAR-17-195: e
Pro osal
5
Averag no ension less

than 10 feet

10 feet

et
5 feet
Averaged with nodime n
than 5 feet



Planning Commissiol o
cember 20, 2017
Silver Oak Phase 22 Setbacks

VAR-17-195
. ed
Oak residence limited to et er ase zon n/a
Height eas mi nt 36 feet (measured to ridge
of line
Lots over 17,000 uare feet to and includin 30 000 are feet:
Silver Oak Requirement - ase
F Setback
Rear Yard 20
Rear Yard Irregular Shape Averaged with no imens on no dimension less
than 10 feet than 10 feet
Rear Yard Abutting n ver n/a
Oak residences
a ng 0 feet 10 feet
15 feet 5
tre ie rd 20 feet feet
e uar Averaged with no dimension less  Averaged with no dimension s
5 than 5 feet
Height if adjacent to a non-Siiver
Oak residence limited to 22 feet  Per base: n/a
Height easur m -po measured to ridge
of I

SITE HISTORY: The Silver Oak Planned Unit Development (PUD) Tentative Map was
approved by the Board of Supervisors on September 16, 1993, and covered 683 acres of land.
The development was approved with 308 acres of open space, 79 acres of commercial area,
13.6 acres for a school/park site, 225 acres for single family and cluster development, for a total
of 1,181 lots, and 60 acres of roadways. In January of 1998 the Silver Oak PUD was amended
to include 24 additional dwelling units, providing for a total of 1,205 dwelling units, rather than
the originally approved 1,181 dwelling units.

In January of 1994 the Carson City Board of Supervisors approved an ordinance including a
development agreement with Silver Oak Development which set out the conditions and terms of
the approval relating to the approved Silver Oak PUD. On June 16, 1994 an addendum was
approved by the Board of Supervisors and recorded July 1, 1994. On January 2, 1995 the
Board approved a second addendum to the development agreement between Carson City and
Silver Oak Development Company Limited Partnership to modify certain previously approved
setback variances and other related matters. In 1997 there was a revised development
agreement proposed by Silver Oak, but that agreement was not completed or recorded.

the years there were to the resulting in the reduction of
the number of lots proposed for the development. As an example, it is noted Carson Tahoe
Hospital purchased a section of the Silver Oak Development area for completion of the Carson
Tahoe Hospital Campus.

s andth p eti / st 2005 to d cuss the options regarding the setback
inconsistencies n the Silver Oak Development. It was decided at that time a Vana
application would allow City staff and the Silver Oak Development to develop a plan for
consistent implementation and review of setbacks o be | onp wou be
developed i future development phases of parcels nder ler a I
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Silver Oak Phase 22 Setbacks

VAR-17-195

Pa e5

20 the

o St u AR-1 1 en h 21 wasreco UD-16-
012 the developer was allowed to use conjunction with

the recording of the map. Staff has supported cons ncy in se cks for the individual
phases within this development.

DISCUSSION:

A variance is a zoning procedure that grants a property owner relief from certain provisions of a
zoning ordinance when, because of the particular circumstances applicable to the property,
compliance would result n a particular hardship upon the owner, as distinguished from a mere
inconvenience, self-imposed hardship or a desire to realize monetary gain and/or excessive
profit.

VAR-05-195 and VAR-016 were previously approved to allow development of several phases of
lots in the Silver Oak Development area. These p perties were entirely contained withi
specific geographical areas, providing a consistent appearance of the lots with the phases
under review when they were developed. The tables showing the setbacks approved for these
phases are shown below:

17 1
ype to Front
Rid
12,000 square feet 36 feet 12 feet to residential structure from property line;
and under Minimum driveway length on rectangular lots from back -of curb to
garage door shall be 18 feet,
On irregular shaped lots, minimum driveway length must average
18 feet
12,001 square feetto 36 feet 15 feet to residential structure from property line;
17,000 square feet Minimum driveway length on rectangular lots from back of curb to
garage door shall be 22 feet;
On irregular shaped lots, minimum driveway length must average
22 feet
17,001 square feet 36 feet 20 feet to residential structure from property line;
to Minimum driveway length on rectahgular lots from back of curb to
45,000 square feet garage door shall be 25 feet;
On irregular shaped ots, minimum driveway length must average
25 feet
Type Height to Rear
' ne
12,000 square feet 36 feet Not including covered patios decks, 15 feet minimum
and under Lots whose rear yards are adjacent to the golf course, the full
[ h of the rear line shall be a minimum of 10 feet
, square feetto 36 ng covered patios and decks 20 feet minimum
31,000 square fest Lots whose rear yards are adjacent to the golf course, the full
le hof rear line shall be a minimum of 10 fest
+31,000 square feet 36 feet Not including covered and uncovered patios and decks, t
minimum
R-14-016 e
Type Heightto  Front

Ri line
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12,000 square feet 36 feet 12 feet to residential structure from property line;
and under Minimum driveway length on rectangular lots from back of curb to

garage door shall be 18 feet,;
On irregular shaped lots, minimum driveway length must average

18 feet
Type Height to Rear
Rid
12,000 square feet 36 feet Lots whose rear yards are adjacenttot e course, e
and under length of the rear property line shall be a minimum of 10 feet
Type Height to Street Side
Ridgeline
10,101 square feet 36 feet Notincludin covered or uncovered patios and 5
and under de 5 minim imum
TPUD-16-012 2 -
Type Front Street Side Rear
Minimum Setback 10 et e
5,000-11,000 sf lots (lots 1 & 31 {adjacent to existing residential
20 feet use 15 10 feet on east limited to single story)
fee

The request submitted with this application is for all 44 lots in this phase to have the same
setbacks. It is noted that the lots vary in size from less than 7,800 to more than 21,000, with
only three lots exceeding 12,000 square feet at 12,114 square feet for lot 42, 12,212 square feet
for lot 14 and 21,197 square feet for lot 13, respectively. These three lots are all on a curve.
Two lots (13 and 14) have frontages widths that are similar to other lots in the area, with a
deeper dimension from front to back, and one lot 4 is on a corner havin two street fro

that extend to back as a larger area. S acks’ Sin ami 12 000 le
,000 square foot : g dis ordinarily hav a set s required

Si I 000 g istrict

Proposed VAR-17-195 se

Heightto | Front Side Rear

Ridgeline

36 feet 12 feet to residential structure from property line; 5 15 feet
Minimum driveway length on rectangular lots from back of curb to 10 feet
garage door shall be 18 feet; when full
On irregular shaped lots, minimum driveway length must average 18 length is
feet adjacent
Garage pop outs may encroach. Must provide adequate space fo to the golf
park an 18 foot long vehicle without impeding or blocking the offset course
sidewalk.
Side loading garages must provide adequate space to park an 18 foot
long vehicle without impeding or blocking the sidewalk, and meeta
minimum 12 feet to the residence from the property line.

d wa lengths are inthis a 18 . This ot r
’ Modification of the length of  driveways
Is so proposed to allow averaging of the d length, as has also been approved in
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previous phases, with pop-outs that may encroach into the 18 feet setback as long as the

garage door averages 18 feet from the curb. It is also proposed that side loading garages do

not have a minimum driveway length requirement, but must maintain a minimum 12 feet to the

residence from the property line. A proposed condition of approval is that the length of the

driveway will be shown on the site plan, and adequate length and configuration of the driveway

be proposed and maintained for parking of an 18 foot long vehicle outside the garage on the
driveway without impeding the offset sidewalk area.

The height requested for this phase is 36 feet to the ridgeline. Under the Siiver Oak
Development Agreement previous phases in Silver Oak have been allowed a height of 28
measured to the mid-point of the roof, with the exception of a restriction to 22 feet if the
proposed residence in Silver Oak was adjacent to a non-Silver Oak residence in a neighboring
subdivision. A request to allow height at 36 feet to the ridgeline was previously reviewed and
approved by the Planning Commission under VAR-05-195 and VAR-14-016 for Phases 16, 17,
18, and 20. Phases 19 and 21 were reviewed under the original Silver Oak Development
Agreement and were limited to 28 feet height to the mid-point of the ridge. The height limitation
for the Single Family 6,000, Single Family 12,000 and Single Family 21,000 zoning districts is
26 feet to the mid-point of the ridge.

Phase 22 will be part of the Silver Oak Planned Unit Development. Setbacks have recently
been reviewed and established with the development of each phase. It is noted setbacks have
been based on the parcel size under previous variance requests in the past, but the request
from the applicant at this time is to have the entire phase meet these requested setbacks rather
than have setbacks attached to the size of the individual parcels. As previously mentioned, only
three of the parcels would exceed 12,000 square foot in size, and only one of those would
exceed 21,000 square foot in size. If a review of the size of the parcels were to be required with
this variance, the three parcels exceeding 12,000 square feet would need to meet a higher
standard for setbacks.

It is noted the following variations and modifications are currently approved per the Silver Oak
Development and will continue to be in effect whether or not the requested variance is
approved:
For any irregular shaped lot (which is defined as a lot in which lot

corners are not 90 degree angles), on the end of a cul-de-sac and “bulbs” a

builder may utilize an average in calculating the rear and side yard setbacks

provided the rear yard shall not be less than 10 feet under the averaging

method and side yard shall be no less than 5 feet under the averaging

method. The stamp, signature and date of the Silver Oak Architectural

Review Board shall be conclusive evidence that builder has satisfied the

setback requirement set forth herein. All construction must be a minimum of

three feet from the property lines.

Patio areas and decks inclusive of covers and window awnings are
allowable within rear, side and front yard setbacks, subject to Silver Oak
Architectural Review Committee approval, and require stamp, signature and
date

Construction is required to be a minimum of three feet from the
property line.
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PUBLIC COMMENTS: Public notices were mailed on December 1, 2017 and again on

December 7, 2017 to 76 adjacent property owners within 600 feet of the subject site pursuant to

the provisions of NRS and CCMC. Any comments that are received after this report is complete

will be submitted prior to or at the Planning Commission meeting, depending on their submittal
date to the Pianning Division.

OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following comments
were received from various city departments. Recommendations have been incorporated into
the recommended conditions of approval, where applicable.

Building Division comments:
No comments received

Engineering Division comments:
Minimum driveway length on rectangular lots from back of curb to garage door shali be 18 feet;

on irregular shaped lots, minimum driveway length must average 18 feet.

Fire Department comments:
No concerns

Health Department comments:
No comments received

Environmental Control comments:
No comments received

FINDINGS: Staff recommends approval of the Variance based the findings below, pursuant to
CCMC 18.02.085 (Variances), subject to the recommended conditions of approval, and further
substantiated by the applicant’s written justification.

1. That because of special circumstances applicable to the subject property,
including shape, size, topography, and location of surroundings, strict application
of the zoning ordinance would deprive the subject property of privileges enjoyed
by other properties in the vicinity or under identical zone classifications.

The applicant is requesting a modification of the setbacks which were approved in the
original Silver Oak Development Agreements consistent with the modifications approved
under VAR-05-195, VAR-14-016 and TPUD-16-012 for Phases 16, 17, 18, 20 and 21 of
the Silver Oak Development as shown in the tables included above. Other properties in
the vicinity are also owned or are deed restricted under Covenant, Conditions and
Restrictions provided by Silver Oak Development. Proposed sales of lots for
construction of homes in this phase would have the same general appearance and
therefore be encouraged to meet the same size, style and general design of homes in
similar phases by the same developer. The setbacks proposed would be the same for
the entire phase. The driveway lengths would be those approved under the Silver Oak
Development Agreement at 18 feet. The height requested with this Variance would
exceed the 28 feet approved under the Silver Oak Development Agreement. However,
this request is to approve height to 36 feet as was previously approved under VAR-05-
19, VAR-14-016 and TPUD-16-012 for phases 16, 17, 18 and 20. The height in phases
19 and 21 was restricted to 28 feet. The configuration of the lots in this entire phase

(<o)
(o))
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would utilize the same setback requirements. It is proposed that the setbacks for this
entire phase be those shown in the table above.

2. That the granting of the application is necessary for the preservation and
enjoyment of substantial property rights of the applicant.

alternative to of the Silver

Unit owever staff and to
the Variance to address modifications in setbacks and building height. The
g Variance can be supported, because this request is to continue the
setback limitations as previously approved for several phases of the development. The
continuation and desirability of these setbacks on these lots can be supported by the
sales and development of those lots for single family construction in other phases under
the terms of other variances approved for this development.

3. That the granting of the application will not, under the circumstances of the
particular case, adversely affect to a material degree the heaith or safety of
persons residing or working in the neighborhood of the subject property and will
be materially detrimental to the public welfare or materially injurious to property
or improvements in the neighborhood of the subject property.

Silver Oak Phase 22 has not been finalized and the phase has yet not been recorded.
Therefore, no homes are presently on the parcels under review. Potential buyers of
parcels created under this phase would be informed as to the required setbacks in this
development, as well as having an opportunity to view the other parcels which were
developed under the conditions included in other approved Variances for the
development of parcels in Silver Oak. Potential owners would be informed of the
appearance and restrictions of proposed homes in this phase prior to purchase.
Development of these sites would be with the full knowledge of required setbacks prior
fo investment. The appearance and setbacks of the homes in this phase will be similar
to those approved under Phases 16, 17, 18 and 20 of the Silver Oak Development.

Attachments:
Site Photos
Engineering Comment
Fire Comment
Application (VAR-17-195)

APIngDept\PC\PC\2017\Staff Reports\VAR-17-195 Silver Oak Ph 22 Setbacks.docx



Carson City, NV November 14, 2017

o
Property Information

Property 00755237

D

Location STOCKE WY
Owner SIERRA LAND DEVELOPMENT INC

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

Carsan City , NV makes no cigims and no
warranties, expressed or implied, concarning the
validity or accuracy of the GIS data presented on
this map.

Parcels updated 11/11/2017
Properties updated 11/11/2017
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RECEIVED
DEC 11 2017

ARSON CITY
PLANNING DIVISION
Carson City Development Engineering — -

Planning Commission Report

File Number VAR-17-195

TO: Planning Commission

FROM: Stephen Pottey, P.E. — Development Engineering
DATE: December 7, 2017

MEETING DATE: December 20, 2017

SUBJECT TITLE:
Action to consider a Variance application from property owner Dale R Brown to
change setbacks for Silver Oak Phase 22 at Stocke Way.

RECOMMENDATION:
Development Engineering has no objection to the variance request provided that
the following conditions are met:
¢ Minimum driveway length on rectangular lots from back of curb to garage
door shall be 18 feet; on irregular shaped lots, minimum driveway length
must average 18 feet.

DISCUSSION:

Development Engineering has reviewed the request within our areas of purview
relative to adopted standards and practices and to the provisiocns of C.C.M.C.
18.02.085, Variances:

C.C.M.C. 18.02.085 (2a) - Adequate Plans
The information submitted by the applicant is adequate for this analysis.

C.C.M.C. 18.02.085 {5a) — Site Constraints

There is a site constraint imposed by the new sidewalks and multiuse path,
which must remain clear for pedestrian travel.

C.C.M.C. 18.02.085 {5b) — Preservation and Enjovment of Property Rights

There are no constraints imposed by sewer, water, storm drain, or traffic
infrastructure or geology that would impede preservation and enjoyment of

property rights.

C.C.M.C. 18.02.085 (5¢c) - Adverse Affects to the Public

Granting this request will not adversely affect to a material degree the health and
safety of persons residing or working in the neighborhood of the subject property
and will not be materially detrimental to the public welfare or materially injurious
to property or improvements in the neighborhood of the subject property
provided that the above conditions of approval are met.

VAR-17-195 Reduced Setbacks at Stocke Wy Silver Oak Phase 22 007-552-37




November 27, 2017
VAR-17-195
Fire

Fire has no comments for VAR 17-195

Dave Ruben

Fire Marshal

Carson City Fire Department
777 S. Stewart Street

Carson City, NV 89701

Direct 775-283-7153
Main 775-887-2210

FAX 775-887-2209

RECEIVED
NOV 2 7 2017

CARSON CITY

PLANNING DIVISION
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Carson City Planning Division
408 E. Proctor Strest: Garson City NV 89701
Phone: {775) 887-2180 * E-mail: planning@carson.org

FILE # VAR -17 - /5.5~ ;
#
Sierra Land Inc. 775
A , CITY, STATE,
1502 N. Carson Street
EMAIL A
i
P OWNER E#
Sierra Land Oy inc.
MAILING AD! .
1502 N. Carson Street Ste 9 Carson
DRESS
APPLICANT ) ATIVE
Dale R.
ADDRESS, GITY, STATE,
Same ’
EMAIL
Same
- R e B ‘3:‘_;::::';::: S .. . W ‘31‘ )
007-552-37 tocke
Prolect’s Master fian Desionation Proiecls Cu nf
PUD SF1

NO
FOR OFFICE USE ORLY: ca
CONG 18.02.085 m_fmﬁ,ﬁgglg
VARIANCE
FEE*  $2,150.00 + noticing fen

*Due after appficatlon is deamed complets hy staff

O SUBMITTAL PACKET ~4 Complete Packets
{1 Unbound QOrlginal and 3 Copies)

Application Farm

Detailed Writisn Project Description

Site Plan

Building Elevatian Drawings and Floar Plans

Variance Findings

Applicants Acknowledgment Statement

Docurnentation of Taxes Paid-to-Dale

goaoooon

O CD or USB BRIVE with complete application in
PDF .

Application Reviewed and Received By:

Subimittal Deadline; See
Commission applisation s1

Planning
schedule.

Note: Submittals must be of sufficient clarily and
detail such that all departments are able o determing
ifthey can support the request, Additlonal Information
m bLe required.

Neatast Major Cross Strestis)

*

Please provide a brief description of your proposed projact below. Provide additional pages to describe your request in more detail.

Please see attached memo for description

PROPERTY OWNER'S AFEIDAVIT

;. Pale R. Brown
have knowiedge of, and | agree to, the filing of this applieation.

Signalure Address

Use addiional page(s} I necessary for othar nanias,

, belng duly deposed do hereby affic that Lam the racord owner of the subject properiy, and that |

1502 N Carson St Ste 8 CC, NV 89701

Dale

STATE OF NEVADA )
COUNTY }

2 .

, persenally sppearad hafore me, 2 nolary

On \
pubiic, personally knawn {ar proved) to me 1o ba the person whose name T subsobed 1o e foragoing document and who acknowledged to me thal

helshe execiled the foregoing document.

Wolary Pubiic

NOTE: If your project is Incated within the Historic District or airport area, R may need to be sg:haduled before {he Historic Resources Commission oy the
Alrport Authority in addition to being scheduled for raview by the Planning Commission. Planning siaff can holp you make this determinalion.

Page | of 6

14
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SIERRA LAND DEVELOPMENT, INC.

------------ HEPRIINRCIALISANNARG ST svdane reewrrun nene)

1502 M. CARSON STREET STE 9
Carson Cily, NV 89701
(775} 721-2321

VARIANCE APPLICATION

To: Carson City Planning and Comimunify Devetopment
From: Dale R. Brown, Sierra Land Developmeni, Inc.

Date: November7, 2017

Re: Variance application information

SITES AFFECTED BY THIS VARIANCE APPLICATION

1. Silver Oak Phase 22; LOTS 1-44 INCLUSIVE (to be recorded]. Also currently known
as 007-552-37

REASON FOR VARIANCE REQUEST

The following is o request for vadance for Siiver Oak Phase 22. The original setbacks
for Sitver Oak was restrictive and does not address the needs of foday's homebuyers.
The graduated setbacks originaily in the PUD were based on lot size and should be

‘changed s that ey are thesame foralfols regardiess of sizes =

1. SILVER OAK PHASE 22, Siena at Silver Cak
{1) Front, Rear and Side Yard Setbacks
{a) Front vard — All lois
1. 12 feet to residential skructure from the property line.

2. Minimum driveway length for front loading garages on rectangular lots
from back of curb to garage door shall be 18 feef. Garage pop-outs may
encroach in the 18' setback as long as the garage door avercges 18 feet
from the curb.

3. On irregular shaped lots, minimum driveway length for front loading
garages from back of curb to the garage door must average 18 fest. Garage
pop-outs may encroach into the 18 feet setback as long as the garage door
averages 18’ from the back of the curb.

4. Side load garages do not have a minimum driveway lengih but must follow
ihe 12’ minimum from the front property line fo residential structure.

15



{b) Rear yard - All lots
1. Not including covered patiios and decks 15 foot minimum.

2. Lots whose rear yards adjoin the golf course the full length of the rear
property line 10 foot minimum.

{c) Side yard — All lots

1. Not including covered or uncovered patios and decks a 5 foot minimum,

(2) tregulor Lots

1. All Silver Oak lots in the remaining residential area (non-cluster area) shall be
considered elther “rectangular” or "imegular”. For any irregular shaped lol, defined as a
lot thot is not a rectangle [four 90 degree corners), on a cul de sac and “buib lofs" a
builder may Use an average in calculaling setbacks provided that the rear yard shall af
no point be less than 10 feet from the structure using the averaging method and the side
vard shall at no point be less than 5 feet from the structure using the averaging method.
The stamp of the Silver Oak Architectural Review Commitfee shall be conclusive
evidence that the buillder has satisfied the setback requirement set forth herein.

{C) Height of Structures

1. Maximum roof height from average finished grade to ridge fine is 36 feet.

END OF TEXT

104
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VARIANCE FINDINGS

CCMC 18.02.085(5) FINDINGS

1. That because of the special circumstances to the subject property, including shape, size,
topography or location of surroundings, the strict application of the zoning ordinance would
deprive the subject property of privileges enjoyed by other properties in the vicinity or under
identical zone classifications. '

Explanation:

All other recent phases of residential lots in the Silver Oak Planned Unit Development
including Phase 16, Phase 17, Phase 18, and phase 20 were subject to the same setbacks
requested in this variance. This phase was not contemplated at the time the fast
request for variance was made and granted. The granting of this variance request

will result in consistent building setbacks amongst the existing phases of residential
development within the boundaries of the PUD and will allow the construction of the
types of housing product that the market demographics is demanding (almost
exclusively single story homes),

2. That the granting of the application is necessary for the preservation and enjoyment of
substantial property rights of the applicant.

Explanation:  The demographic group most often purchasing homes in Silver Oak prefers single
story homes for obvious reasons. The granting of the requested setbacks will facilitate
the construction of the product most appropriate for the market and in the highest
demand.

3. That granting of the application will not, under the circumstances of the particular case,

adversely affect to a materfal degree the health or safety of persons residing or working in the
neighborhood of the subject property and wiil not be materially detrimental to the public
welfare or materially injurious to the property or improvements in the neighborhood of the
subject property.

Explanation :

The granting of this variance will not adversely affect any nearby or adjacent property
and will result in appearances and setbacks that are already present in the
community.The adjacent properties are the golf course and Phase 20 of Silver Oak
whose setbacks are nearly identical to what Is being requested. There should be virtually
no visual differences between what has been already permitted in the Silver Oak PUD
and these lots if the variance is granted as requested. I cannot conceive of
circumstances where the public health, safety or general welfare would be adversely
affected by the granting of this variance.
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Civil Engineering

N
hd{ Manhard Surveying

CORSULTING Water Hesources Management

Construction Management
Lendscape Architecture

Land Planning

Silver Oak PUD Amendment
Attachment 2

Revised: Section 2.2 of the Development Agreement for the Silver Oak Planned Unit
Development: Clustered Housing

The following section of the Silver Oak Planned Unit Development Agreement references Clustered
Housing Block sections and is proposed for amendment as depicted below. Strikethrough text is
proposed for removal. Underlined text is added. Note that Block “BB” is already developed and is
therefore proposed for removal. The Final Map for Block DD represents “Silver Oak 24” and has
been submitted concurrently with this proposed amendment to the Development Agreement.

Section 2.2 = Cluster Housing

Contained within the PUD Tentative Map for THE PROJECT are various areas designated for
cluster housing. These areas are delineated as Blocks ~BB=-“CC”, “DD”, “EE”. These blocks have
associated with them maximum allowable densities as follows:

IIBB” ;60 |”:‘It5
“CC” — 145 units
“DD” — 92 units
“EE” — 66 units

These blocks of units shall be developed with a final map for each of the separate blocks,

utilizing not more than the maximum density. with-building-types-of zero-lotlinetownt '

Development of a block of units shall be by a final map showing the layout and design of the

entire block with detail showing typical unit types, private common areas design and characteristics
and parking detail.

Cluster housing standards set forth in the approved development matrix restrict lot sized to
not less than four thousand (4,000) square feet with not less than forty (40) foot frontages.-tet

1|Page
Attachment 2: Silver Oak PUD Amendment



The height of a unit from finished grade to the ridgeline cannot exceed twenty-eight (28) feet.

Additionally, the front, rear, side yard, and street side yard characteristics for various units
within a clustered housing area are as follows:

Front-
10 feet to house with
18 feet to garage
Rear-

-5 feet to garage doors from alleys or rear property lines; or

15 feet for front-access units

Side Yard- -12 feeton-allzero-lotor blankwallsides:

5 feet; or

2|Page
Attachment 2: Silver Oak PUD Amendment
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0’ on one side and 10’ on other

Street Side - 5 feet

Parking shall be provided per current Carson City Municipal Code standards for single family
residential development, with two (2) spaces provided per residential unit.

3|Page
Attachment 2: Silver Oak PUD Amendment

Manhard Consulting « 241 Ridge Street, Suite 400, Reno, NV 83501 « 775.746.3500 » manhard.com
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ATTACHMENT 3: PRE''MINARY

7-552-16

-552-19

7-552-34
18

7-552-28

552-43

7-474-1

7-422-13

7-552-41

-561-02

111

SILVER OAK PUD

3/18/20 - SLDCCNV

Red - Overall Boundary
Yellow - Open Space
Green - Golf Course
Brown - Parks

7-461-13



Attachment 4

Site Address

OAK RIDGE DR

2350 SNOWFLAKE DR
FLINTWOOD DR
CHRISTMAS TREE DR

IVY BALDWIN CIR

N ORMSBY BLVD
FLINTWOOD DR
AMBERWOOD DR

SEC 06 15/20

1300 STOCKE WY

EAGLE VALLEY RANCH RC
SILVER OAK DR

W COLLEGE PKWY
EAGLE VALLEY RANCH RC
W COLLEGE PKWY

*W COLLEGE PKWY
Total

W

SILVER QAK
PHASE 22

SILVER 0AK
PHASE 23

SILVER OAK PUD - OPEN SPACE PARCEL ACCOUNTING
*including proposed reduction of 0.68 acres to APN 007-552-41 for merger and re-subdivision

APN Acreage Per Assessor
007-462-13 2.993
007-422-13 1.95
007-481-27 0.65
007-474-12 1.88
007-461-17 0.72
007-424-41 019
007-482-26 0.75
007-491-05 0.57
007-552-18 64.46
007-552-28 35.15
007-552-16 24.45
007-552-34 0.682
007-552-43 19.81
007-552-15 7.79
007-551-02 4412
007-552-41 53.85 /52.53

69.015/ 268.335
, PRI
7~ {oCHmon

ENT PARCEL

NFIGURATION

SILVER 0AK
GOLF COURSE

EXISTING
SLVER OAK
CLUB HOUSE

Owner
CARSON CITY
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
SILVER OAK DEVELOPMENT CO LTD
* subtract 0.68 acres from 007-552-41
* reduced area of 007-552-41 is 52.53

* reduced area of Open Space is 268.335

Current OS (acres)

Parcel Type
John Mankins Park
Park/Common Open Space
Park/Common Open Space
Park/Common Open Space
Park/Common Open Space
Park/Common Open Space
Park/Common Open Space
Park/Common Open Space
Natural Open Space
Natural Open Space
Natural Open Space
Golf Course
Golf Course
Golf Course
Golf Course
Golf Course

Proposed OS (acres)

Entire PD - 609.66 acres

269.015/609.66
44.12% Open Space

268.335/609.66

44.01% Open Spac
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SILVER OAK

DEVELOPMENT AGREEMENT

Exhibit “1"
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ARTICLE IX.
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DEVELOPMENT AGREEMENT

. THIS-QEVELOPMENT AGREEMENT made and entered into this
P2 aay of, < 1993, by and between SILVER OAK

DEVELOPMENT CCMPANY LIMITED PAR&RE&SHIP, a MNevada limited

?

-partnership as Developer of that certain project known as SIﬁVER

OBK, hereinafter referred to as "DEVELOPER," and CARSON CITY, a

consolidated municipality of the State of MNevada, hereinafter

referred to as "CARSON CITY."
RECITALS:
1. SILVER 02X, is a proposed development encompassing

Six Hundred Fifty-One (651) acres of real property, more or less,

iccated in Carson City, Nevada, more particularly described in

Exhibit “A™.
2. Tha Master Plan for SILVER O0OAK ("TPHE PROJECT")

provides that THE PROJECT may be comprised of Eleven Hundred and
Eighty-One {1181) dwelling units in varying densities and types, &

golf course project and related f£acilities, hotel casino,

commercial areas, residential office areas, open space area, and
other uses customarily associated with a planned community.

3. On September 16, 1993, <the Carson City Board of
Supervisors approved z planned unit development tentative map for
Eleven Hundred and Eightv-One {1181) dwelling unitcs, a copy of the

official minutes and conditions of approval of such action are

HOSLVRO? . AGH
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éttachad hareto as Exhibit "38" and 1ni:orporated herein by this

" reference.

4. One of the conditions of the approvals of the

'I'entative Planned Unit Development Map was that a Developmen‘c

Agreement be prepared to encompass the entire SILVER OAK property

which should sget forth the conditions and terms of approval

relating to THE FROJECT.
5. DEVELOPER and CARSON CITY mutually desire that THE

FROJECT be developed in accordance with this Development Agresment.
6. CARSON CITY and DEVELOPER desire to hereinafter have
the provisions of this Development Agreement govern the development

activities of THE PROJECT.

For good and valuable consideration, and the mutual

covenants, conditions, and promises herein contained, the parties

do agree as follows:
I.

PROJECT CHARACTERISTICS

THE PROJECT is a planned unit davelopment project within

the SF 12000-PUD, RC-PUD, TC-PUD, RO-FUD, NB-FUD, zoning

designations together with all of the uses accessory to and
customarily incidental to the above-referenced zones.

Besed upon the present tentative planned unit project
map, THE PROJECT will be comprised of Eleven Hundred and Eighty-One
(1181) single-family dwelling units, a golf course and related
facilities, a hotel casino, retail commercial areas, residential

office areas, parks and other cpen space areas.

HOSLYROD. AUR
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The aforement cned approval of THE PFQJECT planned unit

o
develapment project and this development agreement shall serve as

the 1ntent by ! CARSON CITY to approve the varzous phases of THE

PROJECT, provided that all of the requisite conditlons set forth

herein are ‘met.
iI. .

ADMINISTRATION OF THE PROJECT

THE PROJECT shall be developed in accordance with +{he

i
approval by the Carson City Board of Supervisorz set forth din

Exhibit "B" with the following characteristics and requirements:
R
2.1 Phasing

THE PROJECT development is anticipated to be developed in

phases. The projected phasing plan will be seguential as depicted

on the proposed phasing schedule attached hereto as Exhibit "C" and

incorporated herein by this reference.
Any of the final map phases undertaken by DEVELOPER may

proceed concurrently with project review and approvals to expadite

the time frames for approval and recording. Nothing herein shall

restrict the overlapping of phasing and concurrent dewelopments or

. @ change in the development phasing sequence so long as the teras

of this Agreement are adhered to.
As THE PROJECT is recorded in phases, the development of

on-site and off-site improvements shall corraspond to the phases in
question, subject to the satisfaction of the Carsou City Community
Development and Public Works Director or Utility Department pricr

to recordation of the final map for each applicable phase.

KOSLVRQ% . AGR
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 Contained within the PUD Tentative Map Eor THE PROJRCT
~ are v.a;:w"us areas desighaj:éd for clu;‘c'a'r'héusir;g. ‘ 'I;ti_ese areas are
" delineated as Blocks "BB", ':'cc",' "Dpt, a';xd ';E':t-:". a‘heée l;locks have

associated with them mazimum allowable densities as follows:

m -block BB is already developed
"CeM - 145 Units '
“DD* - 92 Units -subject site: Silver Oak 24 proposes 64 units

"EE" - 66 Units
These blocks of units shall be developed with a final map

for each of the separate blocks, utllizing not more than the

riaximum allowable density with building—types of zero jot line,

bevelopment of a block of units shall be by a final map

showing the layout and design of the entire block with detail

shoiving typical unit types, private common areas design and

characteristics and parking detail.

Cluster housing standards set forth in the approved
development matrix restrict lot sizes to not less than four

thousand (4,000) square feet with not less than forty (40) foot

frontages. Lot covergge camot exceed—thirty-five{35%) pexcent of
thelot—area, including covered parking and the height of a unit

from finished grade to the ridgeline cannot excesd twenty-eight

) {28) feet.

HOSLVROZ . ACR

e _ ) 000155121

Description: Carson City,NV Document-DocID 155121 Page: 8 of 48
Order: hjh Comment:

120



Additionally, the front, rear and sideyard

characteristics for various units within a clustered housing area

are as foilows:

* Front ¥Yard - here driveway apfons are provided,

18 feet garage door measured from
back of sidzva or curb if no
sidewalk. Ten foot

living space.

- Wher no driveway aprons  are

provided, feet to garage door.

Guast parking aces must be

provided in close proximity to the

living unit at 8 ratio of 0.

unit.

ry elements must be a

minimum of 10 feet street.

lements shall not exceed

frontage.

50% of the structu

- Maximum of units in a row with

same set buack.
i 10 feet to house with

18 feet to garage
5
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iz * Rear Yarq .~ 10 foot aimum with an average of
'»._»;,.'J"‘ 15 feet. Ten £g5 elements must he

Off set in Tear set back

Story élements mu;.st be a
qipimﬁm of 15 t from the rear

broperty Iling,

5 feet g garage dogrs from alleys
' or rear p&:o;;«erty J.ines.'or
15 feet for front-access units

* Side Yard -

0 3all zero lot or blank
wall sides,

to Property lineg, ¢ faet
for one story ments ang 12 faat

for two story elementyg,

Buildiyn

o] Euilding, 15 fest for

one story elements 20 feet for

Parking shall be prov?ded
o story =lements. per current Carson City

5 feet; or Municipal Code standards
Utilitx'gg’r‘l% ' on one side and 10' on other for single family res-ig-]en-
i tial development, wi
phone, gas, and electrical Lower (2)space8;XOVH§d
per residential unit.

'n;::?;'_%ﬁfg iy.::m{;‘-] 14 f V':‘ ‘,. "' 4 | ':" . ﬁfﬁjﬁ,{ﬁié{/ ]
Miﬂﬂﬁf‘“?&?'fg ;?E ,g i o ) i ’v. ?»-""‘E;EWTE"
%ﬁ%ﬁfﬁé s e %g”w%%ﬁi;
N .."""fﬂﬁ}s A ok il R
e
e R

: 48
Document-DocID 155121 Page: 10 of



# » . i ] b '
B N : “ '..

Public utility eabements shall be granted and set iorth

on the final maps.}f = 0 & i

T nthw . S s
2.4 Schoq~ $;§g ’ !
DEVFLQPER haq agreeu to dedicate a ten (10) acre sthGO‘
) AN

site to the Carso: City Schocl Disfrlct with the provision that the

Wt

3

v Wb

playq*ound area shall be open for pub!ic use and for the Pazson

"

City Recreation Department pursuant to the JOlnu Usa Agrewnent

=l
et &

between the Carson city Schonl Dlstrict and Carson rity

2.5 Final Map Fanancgal Assurances g :
I . '
The spproval of the anticipated final maps on each phass

of THE PROJECT shall reguire a bond, cash daposit, lender set aside
' letter, letter of crédit, an irrevocahle certificate of depoéit or
other appro?ed security to ensure completion of all or any ﬁortinn

of the public improvemehts within such phase egual to the approved

engineer's cost estimate. DEVELOPER, at its discretlion and option,

may install any such public improvements within any phase prior to

the recordation of that phase's final map in lieu of posting such

security. Fublic improvements include streests, sewer ccllection

system, electric, water distribution systemsg, drainage systesm
improvements and gas lines where the same are dedicated to public

agency or body. any assurance provided shail be periodically

reduced in acrordance wlth City approval in order that the entire .

assurance will be exonerated cn final completion or improvement

construction, except for a ten percent (10%) retention in

accordance with CCMC 17.28.030.
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2.6 Grad gg, rainaqe, and Ercsion Cuntrol Measures

The gradinw draiuaga, and erosion control plan for each

P

wphuse shall be submitted with the final map for each of the various

phases of THE PROJECT and shall be subject to approval by the City.

the drainoge design uhall he in accordance with ccMCc 17.36.030,
o e
2.7 Rwstrictiva Cove1antq

‘Prior two cha filing of the final map fox the first phase

of THE FROJnCT DEV&LOPER shall prepare and submit to the City,

Covenants, Conditions and Hestrictions (PC&RS) intended to apply to

THE PROJECT. City

Community Developmznt Department and the Carson City District

Sald CC&Rs shall be revieved by the Carson

Attorney's Office.

2.8 Expiration by Inaction

This Agreemant adobted pursuant tc CCMC 17.21.010 et seq.

requires that THE PROJECT shall be diligently pursued and the

approvals referenced above (if no extension has been granted) shall
expire if the final map and conmencement of construction for Phase
1 of THE PROJECT is not recorded and begun by September 15, 1995,

In such event, DEVELOPER muat make reapplication to CARSON CITY as

+f it weras seeking approval for a new project. If the map for

Phase 1 ls recorded prior to Septenbar 15, 1895, this Agreement

sha.l automatically exutend the time for an additional two (2) year

period from s2id date within which ‘the nexat succeeding map for the

next succesGing phase must be filed. So long as DEVELOPER files

each phase within the two (2) year =xteasion period provided in

this hgreemernt, as envisioned herein, this Agreement shall remain

HOSTIRDY AGR 8
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'in full force and effect. DEVELOPER may raquest additional

extensiéhé'beyond thalt Qata contemplated above if done in writiﬁg
prior to gxpiration.
2.9->Furtgeg_ggg§ggggg
CARSON C;TY shall not req&ire any payments,
Ccon tribu't.icmé;, econc;ﬁ;.;ic' éoncession, 6thezr conditicna for approvals,
or Iéﬁfhorizations or permits, contemplated within or hy éhis
Defelopﬁent Agreement other than as pré&idéd,herein, or as provided

in the Board of Carson City Supervisor's apprgﬁal of Saptember 16,

1993,
2.10 Mutuél Cooperation
CARSON CITY shall cooperate with DEVELOPER to obtain ail

necessary approvals, permits or to meet other reguirements which

are or may be necessary to implement the intent of THE PROJECT

approval in this Agreement. Nothing contalned withir. this

paragraph, however, shall regquire CARSON CITY or its eaployees to

function on behalf of DEVELOPER nor shall this Agreemaent be

congtrued as an implicit pre-approval of any Jurther agtlons

required by CARSON CITY.

2,11 VYariances
As part of the approval of THE PROJECT, the DEVELOPER and

CARSON CITY agreed that to avoid piecemeal, individual variance

resuests that THE PROJECT would be allowed the following specific

.veriances from the otherwise applicable provisioens of CCMC:

HOSLVROY ., AGR
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Clusta> Area

a) The cluster housing area height of units is varied

from twenty-six (26) feet Lo twenty-eight (28) Efeet.

BTt S R

- b) Roadwsys in the cluster areas may be reduced from
thirty-six (36) feet in width to twenty-six (26) feet in

width provided that parking courts within the clustered

housing area are created.

Lot size, set backs and configurations are to be in

=3}

sccordance with the standards sst forth in Paragraph 2.2

hersof.

Remaining Residential Ares

a) Except for residential lots within THE PROJECT,
which abut existing residential structures where height
is limited to twenty-two (22) feet from final grade, the
height is otherwise varied from twenty-six (26) fest to
twenty-elght (28) feet from finished grade +o the
ridgeline.

b) Roadway widths are varied from thirty-six (38) feet
to thirty-two (32) feet of paved sgection within
naighborhocod areas and local ztreets with sidewalk and
Cul de sacs are

bicycle paths on one side of the street.

not required to have sidewalks. All streets may utilize

"rolled curb ard gutter".

o) Front, rear and sideyard set backs are varied by lot

size as follows:

HOBLYRGY.AGR 10
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00015512
s .
= ——————
£ ] - —

126

i
R LT R

Description: Carson City,NV Document-DocID 155121 Page: 14 of 48
Order: hjh Comment:



* Front Yard
6000 to 7000 sSg. Ft. Lots

18 faet to garage door from back of

sidewalk or curb if no sidewalk.

- 15 feet to living area or turn-~in garage

if average is 20 feet.

7001 to 8500 Sg. Ft. Lots

- 20 foot minimum with an average of 25

feet.

8501 Sg. Ft. to 15000 Sq. Ft.

25 minimum with an average of 30 feet.

15000 st. Ft. and Greater

35 minimum with an average of 40 feet.

* Rear Yard

6000 to 7000 sg. Ft.

11
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128

- Not including uncovered patios and decks,
15 feet minimum with an average of 20
feet. Fifteen foot elements must be

off set where rear lots adjoin.

- 20 foot minimum to two story elements.

7001 to 8500 Sqg. Ft.

- 20 foot minimum, excluding uncovered

patios and decks.

8501 8q. ¥Ft. to 15000 Sq. Ft.

- 25 foot minimum, excluding uncovered

patios and decks.

15000 Sqg. Ft. and Greater

35 foot minimum with an average of 40

feet.

With the lot depth of over 200 feet, the
minimum shall be 60 feet, except for

tennis courts or non~enclosed pools zand

ancilllary decks.

HOSLVRO9.AGR i2
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* side Yaxrd

6000 to 7000 Sq. Ft.

- Minimum 5 feet with a total of 15 feet.

- 10 feet to all two story elements.

Add 5 feet to all above sei backs for

corner lots.

7001 to 8500 sSg. Ft.

Minimum 8 feat with a total of 20 feet.

- 15 feet to all two story eiements.

- Add 5 feet to all set backs fcuo corner

lots.

8501 Sg. Ft. ta 15000 sq. Ft.

Minimum 10 feet with a total of 25 feet.

- 20 feet to all two story elements.

13
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Hih

Add 10 feet to all set backs for corner

lots.

1500C Sq. Ft. and Greater

Minimum of 20 feet with a total of 45

feat.

Minimum of 25 feet to 51l two story

elements.

- with lot widths of over 200 feet, the
sideyard shall be not less than 40 feet
with a total of 100 feet.

d) patio areas and decks inclusive of covers and window
awnings are allowable within rear, side and front yard
set bpacks subject to Architectural Review Committee
approval.

e) The twenty-five (25) foot peripberal boundary set

back is eliminated.

IXI.

PUBLIC SAFETY COMPONENTS

3.1 Fire

All construction shall be in accordance with the Nevada

Fire Code and applicable Carson City reguirements.

-d
HOSLYROT ACR
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The project shall be connected to the Carson City water
system for fire suppression service, including construction of the

necessary improvements to the satisfaction of CARSON CITY.

3.2 Lighting
The DEVELOPER shall 1install low-glare 1lighting at
" locations approved by the Carson City Sheriff's Office and the

tublic Works Department and may utilize distinctive lemp posts

compatible with the architectural characteristics of THE PROJECT.

Iv.

PROJECT WATER_AND WASTEWATER SYSTEM COMDONENTS

The DEVELOPER shall comply with the provisions of the

Carson City Municipal Code, and make & perpetual offer of

dedication of the sewar system, and water system sufficient to

provide fire and domestic flows, to the satisfaction of the Carson

City Public Utility Department. The project subdivision shall be

connected to the Carson City water system for domestic service.
The project shall be connected to the Carson City

wastewater treatment plant for sewer service. At such time as a

phase of THE PROJECT will have the effect of diminishing the fire
flow below the applicable provisiouns of the Uniform Fire Code or

reduce the peak water pressure below 60 PSI, unless olherwyise

agreed to by the Carson City Public Utility Department, ther the
DEVELOPER shall construct a booster pumping plant and a water

storage facility of approximately two million (2,000,000) gallons

15
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in a location £o be agreed upon with the Carson City Utaility

Departme‘nt. The construction of the tank will be subject to the

reimbursement provisions of Article 9.2 hersof.

The DEVELOPER agrees to donate and convey to Carson City
a well-site in the location selected by the Carson City Utility
Department in the ﬁorthwesterly portion of THE PROJECT as depicted

on THE PROJECT'S PUD tentative map.
The DEVELOPER and CARSON CITY shall enter into an

agreement for the delivery and use of effluent or reuse water to

the SILVER OAK PROJECT
v.

OPEN SPACE

5.1 Construction

In connection with the approval of Planned Unit

Development, the DEVEL)PER has indjicated that the phasing of the
improvements Of open space areas, other than the golf course and
related facilities, but specifically the bike and pedestrian paths,
pocket paerks and shared use areas with the Carson City School
Distriet will prooeed on a basis concurrent with each phase of
development as specified in the conditions of approval.

It is specifically acknowledged that the DEVELOPER nay

utilize residential construction tax (RCT) monies or credits

attributabls only to units within THE PROJECT for construction of
the park facility, the pedestrian and bike paths along Winnie Lane,

Ormsby Boulevard, Community College Parkway and Silver Oak Drive

BOSLVRO® . AGR
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*hidh shall be dedicated to Carson City. All other parkways,

bicwele patbw or parks shall be aostructed with DEVELOPER funds.

Bhould the RCT fudds be insufficient to construct tha
improvements, the DEVELCRPER shall provide the additiona) funds.

5.0 Yaiatemnane
Aftey competion of the “pen space lmprovements which ars

TO be doavened O Cavson Citke the DEVELG.ER shall maintain the

IMPOOTeMedRS for B¥riod Oof twO (2) years before dedication and
mainterante dy Cmwon City is accepted.
vi.
TRANSPORTATION IMPROVEMENT COMPONENTS
v.1  Ieiganal Local Proiact Road:s
Al internal roads within THE PROJECT shall be built to

Carson City Municipal Code Standards {except wherm variances, haye

been requested and granted) and dedicated to CARSON CITY. Roadway

standards for THE PROJECT aa varied are set forth in THE PROJECT

a8pplication street detail on the PUD tentative map.

6.2 Collector Roadway_ lmnrovements
Ormsyy Blvd., will be improved in the roadway section

depicted in the project approval on a phased basig corresponding to

tha Exhibit phasing schedule.
Community College Parkway ( formerly Graves and Nye) will

be ewpanded to the roadway section depicted in the project approval

from Ormsby to Ivy Baldwin Drive when traffic reaches service level
C, or when therea are 30,000 average daily trips or earlier at the

DEVELOPER'S discretion, but not later than the completion of the

17
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Block 'L' residential units., The balance of Community College

Parkway from Ormsby to the wasterly edge of the project will be - B
expanded to ths rpadway section depicted in the project =pproval in :

coanjunction with the completion of the adjuining residantial units.

Ivy Boldwir. Drive will he completed to tine rozdway
section depicted in the project appraval from Cemmunity Collage
Parkway to Country Club Court prior to opening of the golf course.

The remainder of Ivy Baldwin Drive will be campleted to Silver Dak

Avenue in conjunction with the completion of hotel casino facility -
Al
o

or the coummencemant of Phase VI whichever first occurs. Completion % e

of the hotel casino farndlity will require the compietion of the 7= i .
= ! I =

improvements of the Silver Gak Avenue,/U.S. Highway 395 intersection

and signal.
At such time &3 the traffic flow at the intersection of

Baldwin Drive and Community Collzge Parkway werrant
the

Ivy

signaiization in the opinion of the Public 'orks DBirector,
DEVELOPER shall install a signal or other reqguired intersection H
control.

VIii.

PROJECT CONSTRUCTION REQUIREMENTS

All constraction of THE PROJECT shall be done in
accordance with the @tandards Specification For Public Works
Construction as adopted by CARSON CITY and all their applicable

state and lccal codes, ordinances and statutes except as varied by

the Project approval.

18
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conditions of this Davelopment agreement, the party alleqing such
default or buveach shall give the other party not less than thirty
(30) days notice in writing, specifying the nature of the alleged
default and the manner in which seid dafault may be satisfactorily

cured. During any such thirtys (30) day period, the party charged

shall not be considered in default for purposes of termination or

institution of legal proceedings, or issuance of any building

permit.

After notice and expiration of the <thirty (3C) day

period, the nondefaultiing party tc this Development Agreement, at

its option, may insvitute legal proceedings pursuant to this

Agreement. Following notice of intent to terminate, tha matter

shall be scheduled for consideration and review by CARSON CITY.

Following consideration of the facts and evidence

prasentsed in sald review bafore CARSON CITY, either party alleging

the default by the other party may give writien notice of

termination of this Development Agreement to the other party.

Bvidence of defavlt may also arise in the coursse of

pericdic review of this Developsent Agreement. If either party

determines that the other party is in default following the

completion of the normal pericdic review, sgald party may give

written notice of termination of this Development Agreement as set

forth in this section, specifying in said noilice the alleged nature

of the defaul , and potential actions to cure said default where

appropriate. .f the alleged default is not cured within sixty (60)

days or within such longezr period specified in the notice, or if

20
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the defaulting party waives its right to cure such alleged default,

this Developmant Agreement shall he deemed terminated.

It is hereby acknowledged and agreed that any portion of
THE PBROJECT which is the subject of a final map shall not be

affected hy or jeopardized in any respest by any subseguent default

affecting THE PROJECT. In the eveant CARSON CITY does not accept,

review, approve or issue necessary permits or entitlements for use

in a timely fashion as defined by this Development Agreement, or &s

otherwise agreed to by the parties, o1 CARSON CITY otherwige

defaults under the terms of this Development Agreement, CARSON CITY

agreas ‘that DEVELOPER shall not be obligated to procesd with or

complete THE PROJECT, or #&ny phase thereof, nor shall Tesuiting

delays in DEVELOPER's performance constitute grounds for

termination or cancallation of this Development Agreement.

8.2 Erforced Relayv, Extension of Time of Performance

In addition to specific provisions of this Development
Agreement, performance by éither party hereunder shall not be
deemed to be in default where delays or defaults are due to war,
insurrection, strikes, walk-outs, rilots, f{loods, earthquakes,
avalanches, inclement weather, fires, casualties, acts of God,
governmental restrictions imposed or mandated by other goverrmental
entities, not parties to this Agreemant, enactment of conflicting

state oxr federal laws or regulatvions, naw cor supplementary

environmental regulation, litigation, or similar bases for excused
performance. If written rotice of such delay is given to CARSON

CITY within thirty (30} days of the commencement of such delay, an

21
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extension of time for such cause shall be granted in writing for
the peried of the enforced delay, as may be mutually agreed upon.
In addition to any other rights or remedies, either party

may institute legal action to cure, correct or remedy any defaulc,

to enforce any covenant or agreement herein, or to enjoin any

threatensed or attempted violation.
IX.
MISCELLANEQUS

9.1 Carson City Code
THE PROJECT shall comply with all ordinances and fees

to all

adopted by CARSON CiTY, applied on a uniform basisg

development projects in CARSON CITY,
inal maps shall comply with the Exhibit "B” conditions

and be recorded in accordance with all applicable CARSON CITY

ordinances.

The proposed development shall be in accord with the
objective of Title 17 of Carson City Municipal Code.

Should any provision of this Agreement be decmed to bhe in
conflict with the Exhibit "B" conditions of approval, the Exhibit
"B" conditions shall contrpl.

9.2 Cost Reimbursement

To the extent that the DEVELOPER constiucts water line,

sewer line, or :oadway Iimprovements which are oversized or in

excess of the standard requireé to offset the impact attributabile

to DEVELOPER'S  PROJECT, the DEVELOPER shall receive a prorata

reimbursement for such oversized improvements. The reimbursement

22
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shall be the subject of a specific reimbursement agreewen’: for each

such oversized project. The reimbursement will be paid to the

DEVELOPER at such time as a third party entity, inclusive of CARSON
CITY utilizes the benefit of such ovarsied improvements.
X.

APPLICABLE LAW AND ATTORNEYS' FEES

This Development Agreemant shall be construed and

enforced in accordaence with the laws of the State of Nevada.
Should any legal action be brought by either party relating to this
Development Agreement or to enforce any provision herein, the
prevailing party of such action shall be entitled to reasonable
attorneys’' fees, court costs and such other costs as may be fixed
by the court.

XI.

SUCCESSORS AND _ASSIGNS

The parties hereto agree that the terms and conditions of
this Agreement shall bind and inure to the benefit of the parties’®
successors and assigns.

K11,

ENTIRE AGREEMENT
the entire understanding

This Agreement constitutes

between the parties with respect to the subject matter nereof, and

supersedes all other agreements, written or oral, between the

parties with respect to such subject matter.

23
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KII1I.

HOLD HARMLESS AND INDEMNIFICATION

DEVELOPER hereby agrees to, and shall hold CARSON CITY,

its elective and appointive boards, commissions, ofiicers, agents

and employees harmless from any 1iability for damage or claims for

property damage which may arise from DEVELOPER's or DEVELOPER's

contractors', subcontractors’, agents', OrC employees' operations

under this Development Agreement, whether such operations by

PEVELOPER or by any of DEVELOPER's contractors, subcontractors, or

by any one or more person directly or indirectly employed by, or

acting as agent for DEVELOPER or any of DEVELOPER's contractors or

gubcontractors. DEVELOPER agrees to, and shall defend CARSON CITY,

its elective and appointive boards, commissions, officers, agents

and employees, from any suilts or actions at law or in equity for

damage coused or alleged to have been caused by reason of the

aforesaid operations.

X1v.

PROJECT AS PRIVATE UNDERTAKING

It i+ specifically understood and agreed by and between

the parties hereta that the subject PROJECT dis 3 private

development arnl nc partnership, jeint venture or other association

of any kind fcrmed by this Development Agreement. The only

relstionship between CARSON CITY and DEVELOPER is that of a

government entity regulating the development of privata property

within the parameters of applicable law and the nwner of such

private property.

24
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XV,

FURTEER ASSURANCES

In the event of any legal action instituted by any third
party or other government enlity or official challenging this
Develogment Agreement, CARSON CITY and DEVELOPER shall cooperate
and use their best efforts in defendingany such action.

-
Effective this /(E;_' day of

"CARSON CITY"

"DEVELOPER"

SILVER OAK DEVELOPMENT COMPANY
LIMITED PARTNERSHIFP, a Nevada
limited partnership

By its General Partner,

GTS, PARTNERS INC., a

Nevada corpora

By; s’/ ¢ _ 3
GARTH RIC S
ts Preside Mayor of Carson”City

/ / )
é}k/’/t;yéé/ ﬂn.w;//jj’;_ﬁ//‘k’ APPROVED AS TO FORM:

THOMAS BROWN N ]
Its Vice President e~ e -
By: et '//,él -
AUL LIPPAREELLI, ESQ.
b
- - p—""1
) SRTMAN

CARSON CITY DEPUTY DISTRICT
gt ATTCRNEY
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STATE OF NEVADA

]

)
HE -2 X
CARSON CITY )

T On this H("HL day of '~(\..{v"‘f:'¥-‘\£"5(~.~ . 1923,

before me, a notary public, persconally appesred GARTH RICHARDS,

personzlly known (or proved to me to be the person who sexecuted the

foeregoing instrument, who acknowledged to me that he executed the
same freely and voluntavily, and for the uses and purposes therein
mentioned.

IN WITNESS WHEREOF, I have hereunto set my hand and
affixed mmy official seal the day and vear hereinabove wriftten.

Z ’7
,457/,{2,’«.’1:—’!!%/31 A/ e %//

NOTARY PYUBLIC

1

W=

SealSanl el vl et St
I/IRGIYIA A. PGWELL
) NOTARY PUELIC - NEVADA
o el T WASHOF COUNTY
¥ My Apot. Expires Aprh 1, 1994 |

WSS RO Uy

2 STATE OF NEVADA }
) :  ss,
CAREQN CITY )
On this Q? ZT'L day of h)),,(c_;;‘za'z.é{é’.-{ » . 1883,

personally appeared THOMAS BROWN,

e~y

before me, a notary public,

personally known (or proved to me to be the person who sxecuted the
foregoing instrument, who acknowledged to me that he executed the

same freely and voluntarily, and for the uses and purposes therein

mentioned.
IN WITNESS WHEREOF, I have hereunto set my hand and

afiixed my officizl seal the day and yesar hereinabove written.

7,,,5”(.2; // s .f/

1 5% VIRGINIA 8. FOWELL
4 W HOTARY PUBLIC - NEVADA
‘ {322/, WASHOE CouNTY
’ 4 £ My dpp!. Expires April t, 1994

§ TR R
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STATE OF NEVADA )
: ss.
CARSON CITY )
on tmis _I/ N aay of B 2 e , 1993,
[ _

before me, a notary public, pnrs.nnally appeared STEPHEN D. HARTMAN,
personally known {cr proved tu m& to be the person who executed the
foregoing instrument, who acknowledged to me that he executed the
gsame freely and voluntarily, and for the uses and purposes therein
mentioned.

IN WITNESS WHEREOF, I have hersunto set my hand and
affired my official seal the day and year hersminabove written.

/CC:/i:,,/d, /<’ //AC%Qrﬁiféa//

NOTARY PUBLTC

A At ot N el vt
VIRGINIA A. POWELL
HOTARY PUBLIC - NEVADA
'WASHOE COUNTY

CARSON CITY 27 10
! -:f,‘! A.pi. Exefras Aprif (, 1894 . j; !
On this é = day of P o 4_‘ " 199%

before me, a notary public, personally appeared ﬁ’)a v / e,f)cEW'A,

WPl

STATE OF NEVADA )
H E5.
)

personally known (or proved to me to be the person who executed the
foregoing instrument, who acknowledged to me that he executed the

same freely and voluntarily, and for the uses and purposes therein

mentioned.
IN WITNESS WHEREOF, I have hereunto set my hand and

affixed my official seal the dey and ye hereinaboye written.
o - ,-1 % ! N
T S e s S / ﬁxZLAJ-NJ-_ d u@.__,,
T ey, KATHERWE L. MiLAUGIL 14 NOTAR. PUBLIC ,
k) MOTASY PUILC 3
) i "
Lyou Cd
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"
STATE OF NEVADA )
H ss.
)

CARSON CiTY
On this éﬁ day of &‘;L& Z?){ zf_f LL 7 1993,

before me, a notary public, personally appeared PAUL LIPPARELLI,
personally known (or proved to me to be the person ;vho executed the
foregoing instrument, who acknowleilged tc me that he executed the
same freely and voluntarily, and for the uses and purposez therein

mentioned.
IN WITNESS WHEREOF, I have hsreunto set my hand and

R

affixed my official seal the day and year hereinabove written.

N(@Jm N/

PUBLIC
/

S AN

5 JERE L. MINELIC

,’ }NuTAﬂ(PL'BUG NEVABA
m AD()uté)t‘m; COUNTY
y ADpt. EXa. Feb. 28. 19551

{f-‘\‘ﬂza‘r-
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J i
' 8 EXHIBIT "A"

i" ' N . |- "; T
THE LAND REFERRED TO IN THIS REPORT IS SITUATED IN CARSON CITY,
NEVADA, AND IS DESCRIBED AS FOLLOWS:

A portion 6f thé.scutheast 1/4 of Section 6, Township 15 dorth,
Range 20 East, M.D.8. & M,, described as follows:

[N » .
Parcel 4 as shown on the Amended Parcel Map for SILVER DAK
DERVELOPMENT COMPANY, filed in the office of the Carson City
Recoxrder on October 13, 1993, in Book 7 of Maps, Page 2030, Fille

No. 150922.

Parcels A, B, ©, and D as set forth on parcel map for MARSHALL S.
ASHCRAFT, filed Ffor record in the office of +the Carson City
Recorder on April 27, 1982, in Book 4, Page 926 as Document No.
108563, Qfficial Records of Jarson City, Newvada.

Together with an easement for ingreés and egress as set forth in
¢ocument filad for record in the office of the Carson City Recorder
on September 4, 1979 in Book 260, Page 517 as Document No. 9G505

Official Records of Carson City, Nevada.

A pardel af land over and across i portiol of the Southwest 1/4 of
the Northeast i/4 of Section 6, Vownship 15 North, Range 20 East,
M.D.B.&M., and described more fully by metes and bounds as follous,

to~wit:

Beginning at a point 48 feet left or westerly, and at right angles
to HIGHWAY ENGINEER'S STATION "0 SI1 "85+60.00 P.0.T. said point
further described as bearing South 29°52'(02" East, a distance of
1526.08 faet from the south quarter corner of Section 31, Township
16 Northk, Range 20 East, !M.D.E.&M., thence South 25°13'03" East
along the left or Westerly 48.00 foot highway right of way line a
distance of 136.11 feet to an intersection with the Southerly
boundary of said property, thence North 49°32'03" pest along the
Westexly boundary of said property a distance of 234.80 feet to an
intersection with North East-West one-sixtz2enth section line of
said Section 6: thence South B4°08'30" East a distance of 56.16
feet to 2 point; thence South 70°03'01" East a distanue c? 68.90

feet to the point of beginning.
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- signs could be installed but Ffelt that a weel was pessible.
Smith <cuggested

‘and Mr. Il ipparelld

s o ... hn—u‘.: .
l éi leJLJ'U '
' A ‘_\':,ii A i
" CARSON CITY BOARD OF SUPERVISORS
Minutes of 1the September 16, 1993, Meaeting
Page 11

that the barr:cadus should remain until the stop silanrs are insfalléd. Both
and BRennett felt it was necessarv 1o keep. the one

Supervisors Tatro

bairricade at Desatoya and- Airport Road until another alternative  is

created, Mayor Teixeira +*hen passed the gavel to Mavor Pro-Tem Bennett and
~all  the

moved that the Board instruct the Public Works Department 'to remove
barricades in the area that are presently there and, 1. To install two
stop siygne on Woodsiide Drive at the best peints, whicn the map indicates +tha
ideal areas may be at Monte Rosa and a second peint, 2. To install two stop
signs on Desatoya, which could be Monte Rosa and SisKkivou, and dus to the
pa2int that +the ftraffic needed to be slowad down on the streets lealine inteo
the Empire School, 3. 7o inatall a stop sign at the intersectieon of Sfirport
and Gordonia, which should siow the +raffic pricor to the left turn. He then
dirzcted staff To work with the commurity and raeturn If additional chanass
are necassary. Supervisor Smith seconued the motien. Discussion ensuad on
the lecations for stop signs. Suparvisor Tatro suggested +the motion be
amended . to 1Include a three-way stop at Gordonia and Monte Resa. howaver,
following discussion felt it was not feasible. = Mr, ‘Homann irndicated the
barricades could be removed +tomorrow, however, wau unsure when the stop

Supervisor
the motion be amended to includs' Public Works t> bring back
other altesrnatives for resolving The problem far the entire ares, Mavor
Teixeira felt +this had been addressed in his statement That it was a start
and could be modified ag time requires., Clarification for both Mr. 0O'Brien
indicated Mayor Teixeira's number of stop sians did not
mean the number 1o be installed at one location but rather the number of
sites 10 be 1locatad on that street--itwo sa2parats sites on Woodside and ‘two
an Desatoya. Mr 0'Brien reguested clear direction that +the signs on
Woodside be at Sisiiyou and Monte Rosa. Mayor Teixeira aureed to “try it“.
Mr. C'Erien noted that none of the intersections warranted gtop sians.
Mayor Teixeira then amended his motion to place stop signs on Woodside at
Monte Posa and at Woodside and Siskiyou. He then clarified his motion to
indicate +there would be stop signs at La Loma and Morte Rosa. Supervisor
Smith continued his second. Maver Teixeira indicated ‘+the recommendations
made by Mr. O'Brien would be the ones ‘'we will go with''. Supervisor Smith
continued his second. The mation as amended was voted by roll call with the
following rasults: Ayres -~ Yegs; Tatro ~ No} Smith - Yaes! Teixeira - Yes!
and Mayor Pro-Ter Bennett - Yes., Motion carried 4-1,

BREAK! An eight minute recess was declared at 7:18 p.m. Whan the meeting
reconvened at 7126 p.m. the entire Board wes present coanstituting a cuorum.
Mayor Pro-Tem Bennett returned the gavel to Mavor Teixe.ra.

Parks and

13, COMMUNITY DEVELOPMENT DIRECTOR - Walter Sullivan,
and Associate

Recreation Director Steve Kastens., Senior Planner Juan Guzman.
Planner Sandra Danforth

A. . PLANNING COMMISSION REVIEW AND APPEAL ITEMS - ACTION ON MPA-93/94~1 -
A MASTER PLAN AMENCMEMT REQUEST FROM 6.T.S. PARTNERS, ING. [(PROPERTY
OWNERS : SILVER OAK DEVELOPMENT GOMPANY, MARSHALL ASHCRAFT AND NEVADA
CHILOREN'S FOUNDATION) TO0 AMEND THE MASTER PLAN LAND USE DESISNATION FROUM

$:00155181
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CARSON CLTY BUARU GF SUPERVISdRS
" Minutes of the September 16, 1993, Meeting
Page 12

s 3 it (g T 1 52 . 3
2OMMERCTAL AND SUHURBAN RESIDENTIAL AND LOW DENSITY ' RESIDENTIAL To ! Low
DEMSITY | RESTDENTIAL AND ' COMMERCIAL., . AND TC AMEND THE STREETS AND HIGHWAYS
MASTER PLAN ELEMENT REGARDING THE REALIGNMENT OF THE PROPOSED GRAVES LANE :T0
COMBS ' CANYZN ROADWAY TO COMNECT INSTEAD WITH WEST MYE LANE NZAR THE WESTERN
NEVADA COMMUNITY COULLEGE, ON APPROXIMATELY 683 ACRES OF LAND LOCATED 1IN THE
NORTHWEST *“ PORTION -0OF CARSON CITY BETWEEN U.S. HIGHWAY 395 OGN THE EAST, THE
WESTERN ' NEVADA COMMUNITY COLLEGE CAMPUS AND THE UINIVERSITY HELIGHTS
SUBDIVISION O©ON  THE WEST., WINNIE LANE ON THE SOUTH AND THE EAGLE YALLEY
GHILDREN'S HOME ON THE NORTH, ASSESSOR'S PARCIL MNUMBERS 8-061-02, 8-0D61-17,
7-091-5%, T-u31-56, 7-091-57, 7-091-58, AND 7-091-68 (PORTION) - (PLANNING

COMMISSI0N AFPROVED 7-0-0-0)

e . AN

B, ) ORDINAMCE - FIRST YREADING -~ ACTION ON Z-93/94-1 -~ AN ORDINANCE
CFFECTING A CHANGE OF LAND USE ON ASSESSOR'S PARCEL NWUMBERS B-061-02 AND 17,
7-091--55, 56, E7, AND ?-091~68 (PORTION), SAID PARCELS BEINS LOCATED 1IN THE
NORTHWESY PORTION OF JARSON CIiTY, WEST OF HIGHWAY 395, SOQUTH OF EAGLE VALLEY
CHILDREM'S MOME, NORTH OF WINNIE LAME, EAST OF WESTERN RNEVADA COMMUNITY
COLLEGE ANU UNIVERSITY HEIGHTS SUBDIYISION IN CARSON CITY, NEVADA, FRCM
SINGLE FAMILY TWO ACRE (SF2A'y, SINGLE FAMILY ONE ACRE (SF1A), SINGLE FAMILY
12,000 (SF12000), AND CONSERVATION RESERVE (CR) TO SINGLE FAMILY 12,800-PUD
(SF120G0-PUD) .  RETAIL COMMERCIAL-PUD {RC-PUDY., TOURIST COMMERCIAL -PUD
(TC-1UD), RESIDENTIAL AFFICE-PUD (RO-PUD). AND NEIGHBORHCOD BUSINESS-PUD
{NB-PUDNTY ZONMIMG (PLANNING COMMISSION APPROVED 7-0-0-0)

s PLANNG Hh COMNISSI”N REVIEN ITEMS

oy

TR T A?TION ON P- 94/94«1 - A thULST FROM 6.T7.S. PARTMERS, INC,
(PPGPERTY OUNEPS. SSILVER OAK DEVELOPMENT COMPANY, MAREHALL ASHCRAFT AND
(5ILVER

NEVADA CHILDREM'S FOUNDATIOM) FOR A SF12000 PLANNED UNIT DEVELOPMENT
0AK "PLANNED UNIT DEVELOPMENT) ON APPROXIMATELY 683 "ACRES OF LAND; THE
PRIOPOSED DEVELOPMENT WILL CONSIST OF APPROXIMATELY 308 ACRES OF OPEN SPACE!
APFROXIMATELY .78.9 ACRES OF COMMERCIAL AREA; APPROXIMATELY 13.5 ACRES FOR
PARK/SCHOOL SITE; APPROXIMATELY 225.2 ACRES FOR * SINGLE FAMILY AND - CLUSTER
RIEBIDENT IAL ”D}VE*OFMENT (FOR A TOTAL OF 1,181 L7TS); AND APPROYIMATELY 59.3
ACRES OF ROADWAYS: THE REQUEST ALSO INCLUDES VARIANCES FOR FRONT, SIDE AND
REAR SETBACKS} BUILDING HEIGHTS: LOT SIZE AND WIDTHS; ROADWAY WIDTH; AND
FERIPHERAL BOUNDARY SETBACKS; THE AREA IS CURRENTLY ZONED RETAIL . COMMERCIAL
[RC), *SIMGLE - FAMILY ONE ACRE( SF1A), SINGLE FAMILY 12,000 (SF12000), SINGLE
. IFAMILY TWO ACPES (8F2A), AND CONSERVATION RESERVE (CR); THE PROPLRTY I8
LOCATED IN THE NORTHWEST PORTION OF CARSON CITY BETWEEN HIGHWAY 385 ON THE
EAST, THE WESTERN NEVADA COMMUNITY COLLEGE CAMPUS AND  UNIVERSITY HEIGHTS
SUBDIVISION ON THE WEST, WINNIE LANE ON THE SOUTH AND THE EAGLE VALLEY
OCHILOREN'S HOME ON THE NORTH; ASSESSOR'S PARCE)L. NUMBERS 8-061-02, 8-061--17,
7-031-55, 7-09%-56, 7-091-57, 7~091-56, AND T-091~£8 (PORTION] - (PLAMJING

= COMMISSION APPROVED 7-0-0-07%

1i. ACTION ON U-93/94-6 - A SPECIAL USE PERMIT APPLICATION FROM

" SILVER OAK ODEVELOPMENT COMPANY TO ALLOW GEVELOPMENT OF A SUPER K-MART
FCUR ZONIMG DISTRICTS (RETAIL

- BUSINESS ON A PARCEL 0OF LAND DIVIDED BY
COMMERCIAL {RCY, SINGLE FAMILY ONE ACRE (¢FL1AY, SINGLE FAMILY 12,000
000155101
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{SF12000). AND SINGLE FAMILY rwo ACRES (SF2A7 ON APPROXIMATELY $40.88 AURES
OF LAND LOCATED IN THE NORTHWEST PORTION OF CARSON CITY BETWEEN U.S. HIGHWAY
395 ON THE EAST, THE WESTERN NEVADA COMMUNITY COLLEGE CAMPUS AND UNIVERSITY
HEIGHTS SUBDIVISION ONM THE WEST, WINNIE LANE ON THE SOUTH AND THE EAGLE
VALLEY CHILOREN'S HOME ON THE NORTH ON A PORTION OF ASSESSOR'S PARCEL NUMBER
8-061~02 ~ [{PLANNING COMMISSION APPROVED 7-9-0-0) (3-1268) - Steve Hartman,
Tratfic Engineer Gordan Shaw, Project Engineer Georce Thiel -~ Mr. Guzman
noted ?or the record that the period far filing an appeal had passed without
anyone Tiling an appeal. Mr., Hartman thanked staff and the community for
its assistance throughout the process. Discussion among the Board, Mr.
Ha: -man and sta¥ff included the (3-2389) (4-04525) ten-foot bike/park paths,
the senior citizen housing cluster, (4~0105) inclusion of <he Va&T

reasons ‘the commercial and

right-of-way in the open space calculations,
cluster area open spaces were nct included in the open space calculations.

signalization sites and plans for the intersection of Ormsuy and Community
College Orive, +the lacation of other signals. K-Mart and the project's
drainage plans, low glare lighting. project roofing end architectural design
maintenance of +the bikes/park arasas, various terms in the Super

plans,

¥/K-tart contract, the golf course's effluent irrigation pians, liocation of

and . cess to ‘the school/park site, the joint school/parKk use plans, the
school and K-Mart,

block wall fence and screening efforts betwnen the
{4-1G25) +the numbher and size of the "lakes", access routes From the southern

daveloped areas including streets which would reach K-Mart, Kimberly Mesdows
Drive, artecrizts Ivy Baldwin Drive and Communiiy College Parkway, and their
signalization. (4-0975) Discussion between Maver Teixeira and MNr., Guzman
amphasized that the final project would ba similar to the matrix.

(4-1328) BREAK: st B:SD p.m. a ten minute recess was declared. When the

meeting reconvened a2t 9 p.m. the entire Board was present constituting a

qQuorum.

(4-1335) Doretta Broun expressed her concern that the block wall fence would

not stop individuals at the school from reaching ¥-Mart, Jim Roburison

supported the projlect. Walter Sullivar, representing several adjacent
outlined the residents’

property owners in the Dartmouth Drive area,
concerns and +thanked staff and the devaloper for resolving thoge issues.
Mr. Sullivan noted that he had not participated 1in staff's review of the
development due to the potential conflict of interest.

Piscussion ensued among the Board, Mr. Hartman, and Mr. Kastens on the
height of the block and the project's Resldential Construction Tax proaram.

{4-1910) Supervisor Tatroe noted his normal procedures for coaneidering Board
items. In this case, however, due to the magnitude of the project, he had
previously heard and discussed the project. A'l of those concerns were
contained within the supporting dJocumentation. The Planning Commission's
recommendations and tha lack of commuritv conce v« at this atage indicated
the developer had undertaken to meet the needs and concerns of the

the work
community. He commended the developer on the guality and dedication of the
project. Mr. Hartman noted +there had beern numercus meetings on the

000155121
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project. He felt that the project was acceptable due to the staff and +the
nelghborsa' kKnowledqge of the issues and evervone's willlnaness *o coaparate,

He commendei all of the participante on thelr efforts.

£4~2102) Discusslion among the Board and Mr., thartmar returned to the bhike
nath along Community College Parkway. Mr. Hartman agreed to put another
four foot patn along ths south side of the street, Supervisor Avres rnoted
the Parks and Recreation Commission had considered this issue and would
support PMavor Teixeira’s request. Supervisor Smith noted that +the profect
would take many years 1o develop and Growth Management's contre). Mr,
Hartman explained the developers’' plans were to "sall loits'" but they rould

constiruct some of the homes. It would have at 1least a len vyear
buildout/sellout, Ths project is gubject to Growth Management. Mr. Guzman
entered into +the roecord the following! 1. A latter from the Army Corps of
Engineers indicating the area did noet contain any wetlands! 2. A letter

from <the current K-Mart Manager supporting the K-Mart project; and 3, A
petition cuntaining over 1,300 signatures supporting K-Mart.

(4~2507) Supervisor Tatro amoved +that +the Board approve a Master Plan
Amendment request from 6.T7.S. Partiners., Tnc., Property Owners: Silver 0Oak
Development Company, Marshall Ashcraft, &and Nevada Children's Foundation,
MPA 93/94-1, to amend the Master Plan Land Use Designation +rom Commercial
and Suburban Residential and Low Density Residential +to Low Density
Residential and Commercial and to amend the Streets and Highways Master Plan
element regarding the reelignment of +the bproposed Graves lane to Combs
Canyon Roadway 1o connect Instead with West Nye Lane near the Western Nevada
Community College campus and University Heights subdivision on +the west.
Winnie Leane on the south and the Eagle Valley Children's Home on the north!
Agsessor’'s Parcels Number 8-061-02 and 17, 7-091-55., 656, 57, 58, and 68
based on the *Findings and conditions contained in the statf report and the
Planning Commission recommendaticn. Mr. Guzman noted +there were no
conditions., Supervisor Bennett seco..ded the motion. Motion carried 5-0.

Supervisor Tatro moved +that the Board introduce Bill No. 149 on first
reading, AN ORDINANCE EFFECTING A CHANGE OF LAND USE ON ASSESSOR'S PARCEL
NUNMNBERS 8-081-02 AND 17, 7-091-55., 55. 57, S8, AND 7-091-68 “PORTION), SAID
PARCELS BEING LOCATED IN THE NORTHWZST PORTION OF CARSON 2ITY, WEST OF
HIGHWAY 385, SOUTH OF EAGLE VALLEY CHILDREN'S HOME. NGRTH OF WINNIE LANE,
EAST OF WESTERN NEVADA COMMUNITY COLLEGE AND UNIVERSITY HEIGBHTS SUBDIVISION
IN CARSON CITY, NEVADA, FROM SINGLE FAMILY TWO ACRE (SF2A), SINGLE FAMILY
ONE ACRE (SF1A), SINGLE FAMILY 12,000 (SF12000), AND COMNSERVATION RESERVE
(CR) TO SIMNGLE FAMILY 12,000-PUD (SF12000-PUMY, RETAIL COMMERCTAL-PUD
(RC-PUD}, TOURIST COMMERCIAL-PUD (TC-PUD), RESIDENTIAL OFFICE-~PUD (RO-PUD),
AND MEIGHBORHOQOD BUSINESS-PUD (MB-~PUD) ZONING. Supervisor Hennett geconded
the motion. Motion carried %-0, .

00915512
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Supervisor Taitro moved that the Board approve a request Ffrom 6.T.S.
Partners, Inc.; property ocwners: Silver Qak Developmenl Company, Marchall
Ashcraft, and Nevada Childran’'s Foundation; P-93/94-1 for a SF12000 Planned
Unit Development, Silver Oak Planned Unit Development, on approximately 683
acres of land; the proposed development will consist of approximately 308
acres of open space; approximately 78.9 agres of commercial area!
approximately 13.€ acres for park/school site; approximately 225.2 acres For
single family and cluster residential development, Ffor a total of 1,181
lots) ard approximately 53.9 acres of roadways; the request also includes
variancez for Front, side and rear geibacKks; building heights;) lot size and
widths; roadway width; and peripheral boundary setbhacks! the area 1is
currently zonad Retail Commercial, Sinagle Family One Acre, Single Family
12,000, Single Family Twoe Acres, and Conservotion Reserve on property
located 1in the northwest portion ef Carson City between U.S. Highway 395 on
the east, the Western Nevada Community College campus and University Heights
Subdivision on the west, Winnie Lane on the south, and the Eagle Valley
Children's Home on the north; Assessor's Parcel Numbers B8-081-02. 8-961-17,
7-091-55, 56, 57. 58, and 6B based on the findings and subject to the
conditions and stipulations contained in the staff report and Planning
Commission recommendation. Supervisor Ayres seconded the motion.
Clarifisation noted that the total acreage was B51 acres and Superviser
Tatro so amended his motion. Supervisor Ayres continued her second. Motion

carried 5-0.

(4-2735) Mr, Guzman recnuested the Board clarify Condition 20 of the Special
Use Permit and explained the condition and amendment. Mr, Haritman agreed to
the amendment. Supervisor Tatro +then moved +thzt +the Board approve
U-93/94-6, a Special Use Permit application +From Silver Oak Development
Company to allow development of & Super K-Mart business on a parcel of land
divided by four zoning districts, Retail Commercial, Single Family One Acre,
Single Family 12,000, and Single Family Two Acres, on approximately 540.88
acres of land located in the northwest portion of Carson City between U.S.
Highway 395 on the east, the Western Nevada Community College campus and
University Heights Subdivision on +the west, Winnie Lane on the south, and
the Eagle Vallev Children's Home on the north «n a portion of Assessor's
Parcel Number 8-061-02, based on the findings and subject to the conditions
as contained in the staff report and Planning Commission recommendation with
the sentence being added +o Condition No. 20! 'No idling of ergines when
delivering nor noise producing opearations will be conducted outside the
building From 10 p.m., through 6 a.m.'. Supervisor Smith seconded the
motion, Clarification noted that Condition 20 also contained +the delivery
truck rastriction, Motion carried G&5-0. Mayvor Teixeira commended the
developers on their expertise and profesgionalism on +the project. The
comnunity would receive a quality project based on the presentations made.

Superviser Ayres then moved +to adjourn. Mavor Teixeira seconded the
motion, Motion carried 5-0. Mayor Teixeira adjourned the meeting at 9:35
p.m.
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The Minutes of +the Septamber 16, 1993, Carson City Board of Supervisors

meeting -~
ARE SO APPROVED ON__f iééé;Z£§LgaL. 1993.

_ H"j%{%{fﬁ%
arv e aira, yaor

ATTEST:

g,

i NishiKawa, Clerk-~Recorder
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C ENRIBITE

CARSON CITY, STATE OF NEVADA
BOARD OF SUPERVISORS
SEPTEMBER 16, 1993

NOTICE OF DECISION

A request was received from G.T.S. Partners, 1Inc. (property 'owners:
Children's Foundation) for a SF12000 Planned Unit Development (Silver Gax
Planned Unit Development) on approximately 651 acres of land. The proposs

development will cocnsist of approximately 572 acres of Single Family =:»
ciluster Residential development (for a total of 1,181 lots); including a >:
acre park/schoocl site; approximately 76 acres of Commercial area;
approrimately 2.5 acres of Residential Office area; and approximately 1.Z
acres of Neighborhood Business area. The request also includes variances fu:
front, side and vear setbacks; building heights; lot size and widths; roadway
width; and peripheral boundary setbacks. - The area is currently zoned Retail
commercial (RC), Single Family One Acre (SF1A), sSingle Famiiy 12,800
(SF12000), Single Family Two Acres (SF2A), and Conservation Reserve (CR}.
The property is located in the northwest portion of Carson City between U.S.
Highway 395 on the east, the Western Nevada Community College campus and
University Heights subdivision on the west, Winnie Lane on the south and ths
Eagle Valley Children's Home on the north; APNs 8-061-02, 8-061-17, 7-091-
- 55, 7-091-5f, 7-091-57, 7-091-58, and 7-051-68 (portion).

i The Board of Supervisors conducted a public hearing on September 16, 1923 in
conformance with City and State legal reguirements, and the Board of
Supervisors approved a request from ¢.7T.8. Partners, Inc. (property owners:
§ilver Oak Develcpment Company; Marshall Ashcraft and Nevada Children's

N Foundation), P-93/94~1, for a SF12000 Planned Unit Development (Silver Oak

Planned Unit Develcpment) on approximately 651 acres of land. The proposed

B development will consist of approxzimately 572 acres of Single Family and

- Cluster Residential development {for a total of 1,181 lots); including a 13

. acre park/school site; approximately 76 acres of Commercial area;

approximately 2.5 acres of Residential Office area; and approximately 1.5

acres of Neighborhood Business area. The request also includes variances foux

= front, side and rear setbacks; building heights; lot size and widths; roadway
width; end peripheral boundary setbacks. The area is currently zoned Retall

Commercial (RC), Single Family One Acre (SF1a), Single Family 12,000

- (SF12000). Single Family Two Acres (SF2A), and Conservation reserve (CR) on

- property located in the northwest portion of Carson City between U.S. Highway

. 395 on the east, the Western Nevada Community College campus and University

e Heights subdivision on the west, Winnie Lane on the south and the Eagle
valley Children's Home on the north; APNs 8-061~-02, 8-061-17, 7-091-55, 7-
091-56, 7-091-57, 7-091-58, and 7-091-68 based on the following findings and
subject to the conditions of approval, acknowledgement and stipulations:

s
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EXMBIE

b

poard Notice of becision

p-93/94~-1
Page TwWO
FINDINGS:
DESIGHN STANDARDS REQUIRED PROPOSED

1.

DESIGH —2a ==

Minimum site areat 5 acre minimum 51 acres

staff f£inds that the proposal satisfies the requirements of Cime
17.65 190{a}.

Minimun # of units: 5 units 1,181 units

staff finds that the proposal satisfies the requirements of CCMC
17.69.190G(b) -

1n designing & planned Unit pevelopment, the ordinance allows lot area,
width; building height. 1ot size, minimun site area, and setbacks o be
reduced to petter utilize land. The proposed development consists of
1,181 dwelllisg units in standard single family and cluster single family
coniigurations oD 651 acres. The project involves a consclidation of

the following approvals:

A. Tantative planned Unit pevelapment map for 1,181 separate lots and
gtructures in & standard and in a cluster development
configuration.

B. a variance of lot width in other than cluster development areas to
allow 40 foot 1ot widths.

c. A variance to vary front yard setbacks an one-arre parcels by five
feet, providing 2 minimum of 25 fuot fron® yvard setback, rather
than the 30 foot required setback.

D. A variance to vary front ward setHacks on 6,000 to 7,000 square
foot lots from the required 20 foot front yard setback to a 15 foot
minimum front yard setback.

A variance of building height in other than cluster development
fron the allowed 26 feet to 28 feet in height.

1
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Board Notice of Decision

P-93/94-1
Page Three
DESIGN STANDARDS REQUIRED PROPOSED

F.

A variance within the cluster single family areas to allow minimun
4,000 square foot 1lot widths and to allow gzero lot line

construction,

A variance within the cluster single family areas to allow a
maximum 35 foot building height.

A variance of side, front, rear, building height, lot width, and
lot size in the cluster developments, depending on the design
chosen for a particular parcel;

Proposed front yards: 5 foot to 1B feet

Proposed rear yards: 5 foot to 15 feet (for two-story units)

Proposed side yards: zero lot line to 12 feet (for two-story
units)

Variance request to vary the existing 36 foot right-of-way width
within the cluster area to 26 feet from interior parking courts.

A variance to allow patios and decks to be built within the rear,
side and front setback areas within 3 foot of the property line.

A variance from required 25 feet setback on all peripheral boundary
lines to not less than 15 feet within the residential portions of
the development.

A varlance reguest of 25 feet from the required 25 foot setback on
all commercial property setbacks for the peripheral boundary to
allow a zero foot setback in Commercial areas.

Parking aresa: 2.5 per dwelling Compliance within standard

unit residential develcpment
areas

gtaff finds that the proposal meets regquirements within the non-cluster
areas. The cluster area require further review upon future approval of
each cluster phase by staff.

0001551
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Board Notice of Decision
P-93/94~1
Page Four

154

= DESIGN STANDARDS REQUIRED PROPOSED
5. Storage area: Optional None is envisioned
€. Sidewalks: Yes Extensive Iinterconascts.
pedestrian walks and nath:
follow the main netwoxrk oi
roads
7. Utilities: Underground Underground (some existi-

staff £finds that th

17.69.190(h).

8. Landscaping:

2. Bike path:

10. Open space required

e

proposal satisfies

Preliminary
landscaping plans
required

Optional

40% of gross
area of site
to be determined

the requirements of

[

powexr lines cannot b=
placed underground due t.

high voltage

cume

Conceptual plans submitted
will require further review
prior to construction of
phages

Extensive well
interconnected network

43% including golf course
and hill. Of the 45% the
main components are:

individually fox Golf Course 62%
each PUD. Private Hill 23%
open space not to  Landscape Axea 9%
constitute more {(walkways/buffers)
than 25% of total Peripheral 6%

open space area.

{includes private)

The proposal meets the requirements of the Planned Unit Davelopment
Ordinance.
00015512
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Boaxrd Notice of Decision.
p-93/94-1
Page Five

CONDITIONS OF APPROVAL:

1.

2.

All final maps or parcel maps shall be in substantial accord with the
approved tentative map.

Prior to submittal of any final map or parcel maps, the Public Works
Department shall approve all on-site and off~site improvements.

All other departments’ and State agencies conditions of approval, which
are attached, shall be incorporated as conditions of this report.

All disturbed areas are required to have a palliative applied for dust
control. Any and all grading shall comply with State and City

standards.

Lots not planned for immediate development shall be left undistuvbed and
mass grading and clearing of natural vegetation shall not be allowed.
Any and all grading shall comply with City standards. A grading permit
from the State Health Division shall be obtained prior to any grading.
Non-compliance with this provision may cause a cease and desist order

to halt all grading work.
A note shall be placed on all final or parcel maps stating:

"These parcels are subject to Carson City’'s Growth Management
Ordinance and all property owners shall comply with provisions
of said ordinance.”

Placement of all utilities, including TCI Cable, shall be underground
within the development,

All on and off-site improvements shall conform to City standards and
requirements.

The applicant must sign and return the Board of Supervisors
acknowledgement of conditions for approval within ten (10) days of
receipt of notification, If the acknowledgement is not signed and
returned within ten days of receipt, then the item will be rescheduled
for the next Planning Commission meeting for further consideration.

00015512
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Board Notice of Decision
P-93/54-1
Page Six

10.

11.

13.

15,

le.

As required by CCMC, Section 17.69.040, the construction and th-
development of all approved open space shall occur no later than +h-
construction of 25% of the dwelling units. In this case, no later i“ -
the construction of the 295th dwelling unit. Because the landscapi -
of this development is an integral part of the project, all landscapi-
within the project and along the perimeter of each phase shall
completed concurrent with the completion of each phase unle
installation is delayed due to weather, in which event, financi
assurances will be posted for its completion.

"y

—
15
<

[t {2

a

Fencing of corner lots must meet sight distance area raquirements.

The last final map necessary to cover the entire development must bco
recorded for the entire develepment within two years from the time of
the tentative map approval by the Board of Supervisors or the developes
and the City will have entered into a development agreement.

CC&R's must be recorded, at the property owner's expense, in conjunctian
with the firxst final map of other than the Super K-Mart site.

A note shall be placed on all final maps stating that all development
shall be in accord with planned unit development application {(P-93/94-

13,

Final CC&Rs shall be approved by the District Attorney and the Community
Development Department and recorded prior to recordation of a final map,
or parcel map; the CC&Rs shall provide for the on-going maintenance of
the non-dedicated landscaping, lighting, fences, and the historical

kiosk area.

Prior to the issuance of any certificates of occupancy, the applicant
shall install or bond for the installation of all landscaping/irrigation
in the area of the project in which the structure is located, An
approved landscaping plan for the PUD must be secured prior to the
issuance of any building permits.

Prior to final map or parcel map submittal, a submittal shall be made
te the Community Development Department verifying the lack of, or
presence of fault lines within the project site. Should a fault be
located within the project site, a geotechnical study shall be provided
to Community Development and an engineer's recommended building setback
shall be notad on all final maps.
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Board Notice of Decision
a4-1
Page Seven

i8. The final maps shall note all abutting property ownersship, contain block
and numbering, all approved street nameg, and information as required
within the Planned Unit Development Ordinance -and Nevada Revised

Statutes (NRS).

13. Each block of cluster housing shall meet the standards of the
. development matrix as to unit type and as to the maximum allowable
density and must be reviewed and approved by the Community Development
staff prior to building plans submittal of any unit within that block.

20. All structure development within the projact must meet the requirements
as specified in the Development Matrix included in the application and
herewith made a part of this condition as a means of defining the
variance approvals and standards of development for both the residential
cluster areas and the standard residential development areas.

21. If the developer wishes to provide 15 foot front yard setbacks with
average of 20 foot front yard setback within the 6,000 to 7,000 square
foot lot areas, a plan must be provided to Community Development
Department and Bullding Division staff at time of the first bullding
plan submittal and receive approval of the average setback plan from the

Community Development Department.

22, The developer will maintain grass or landscaping within the school/park
site until such time as the site is developed for its designated use or
is accepted by Carson City or the School District. TPhe CCSRs or a
development agreement shall address this requirement.

23. sShrubbery ans trees over four feet in height at maturity may not be
planted alrng a pedestrian'bicycle path within 50 feet of any

intersection.

24, No parcel map or final map may be recorded for any portion of the
planned unit development until the tentative map receives Hoard of

Supervisors' approval.

25. The area westerly of Ormsby Boulevard and southerly of Combs Canyon Road
will be dedicated to Carson City as a detention facility to be improved
with moderate landscaping which does not impede 1ts usa as a drainage
facility. This area will bhe improved at the time of the construction
of each adjacent phase; any land area not necessary for detention
facilities will be offered to adjacent property owners without

consideration,
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Bdé;d Notice of Declsion
P-93/94-1
Page Eight

2ti. The project reviewed as part of U-93/94-6 constitutes the first planned
phase of this proposal and as such, shall be an integral part of this

planned unit development.

#7. Compliance with Chapter 12.09 (Flood Damage Prevestion Ordinance) is
required as the project develops.

STIPULATIONS:

By Steve Hartman:

I. The Residential 0Office-Planned Unit Development and adjacent Retail
Commercial properties will be developed with unified-looking structures.

2. Residences will be limited to single story structures along the Silver
Oak preperty line to the east where there is exlsting residential
developmeat and adjacent to University Heights residences along the
Silver Oak west property line and limiting building height to twenty-

two feet.

%5 On West Nye Lane within the Residential Office-Planned Unit Development
area, there will be only four sites.

4. A fuel-wanagement plar will be provided for the are along the college
edge of Silver Oak (west}.

5. The CC&Rs will be recorded first (with the commercial area of the
deveiopment having a separate section in the CC&Rs).

6. It is approximately fifteen feet lower elevatiun on Silve: Oak's lots
which abut University Heights residences than the University Heights

lots.

i School property will be used as a park site until the school 1s built;
but the property will be owned by the school.

8. Each cluster block will be submitted to staff for review in total, not
piecemeal; if staff is not comfortable with the submittal review, it
= will be referred to the Planning Commission arni/or Board of Supervisors.

9. If lakes and ponds do not remain water-filled, then they will be

landscaped.
. 000155181
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[EX(G{IH@UF@

Board Notice of Decision
P~93/94-1
Paye Nine

When the area next to Eagle Valley Ranch Road is ready to be developed,

i0.
Silver Oak Development Company,Inc, will improve Eagle Valley Ranch Road
to Carson City standards.

11, Painted bike paths will be placed along both sides of Coﬁﬁunity College
Parkway Boulevard.

12. Lighting will be placed within the PUD to meet Carson City ordinance
requirements.

13. A minimum of 20 foot rear yard setbacks will be provided for lots

immediately adjacent to the bDartmouth Residential lots.

This decicion was made on a vote of 5 ayes and 0 nayes.

| \’U“Q = VQ - %S"‘ N""’“/ Cyﬂ;val W/fé}’)’” o

Juap F. Guzman, Senigr Planner Sanfira Danforth, Associate Planner
Camﬁunity Developme Department. Community Developnfent Department
N

Mailed by .

000155121
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EXHIBIT "C"

PHASING SCHEDULE

The following is the estimzted sequence of phasing various of
the improvements for the Silver Oak Project:

Phase

Phase

Phase

Phase

Phase

Phiase

Phasa

Phase

Phase
Phase
Phage
Phase
Phase
Shase

Phasa

1

15

Super K site at U.S. Highway 395 and Community
College Parkway.

50 +/- Jots abutting Winnie Lane, including
the new Ormsby Rivd., entry off of Winnie
lane.

30 +/~ lots westerly of the new Ormsby 8ivd.,
entry and easterly of existing Ormsby Blwvd.,
just north of Winnie Lane.

50 +/- lots along the west and east side of
Kimberly Meadows Drive.

The Block "EB" cluster housing.

50 +/- lots northerly of the cluster housing
in Block "BEB" and southerly of Community

College Parkway.

50 +/- 1lots west of Ormshy Blvd., and
southerly of Mahoyany Street.

50 +/- lots west of Ormsby Blvd., and
southerly of Mahogany Street.

50 +/~ lots easterly of University Heights.
Cluster housing in Block "DD".

€0 ¥/~ lot.* in Blocks G & H.

50+/- lots in Blocks D, E & r.

50 +/~ lots in Blocks A, B & C.

The cluster housing in Block "EE".

Cluster housing in Block "CcC*.

The foregoing is the anticipated chronology of phasing for the

However, the sequence may change due to economic, marhket

conditions or absorption changes in the ‘soonomy .

HOE¥HIBT.COQ
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| SECTION It

omimu«:z uo. " 1994-34
1[ SAATIL

CRELT amaal Y
BILL No. " 130 e

AN ORDINAHCE APPROVING AN ADDENDUM TO A 5
" DEVELOPMENT AGREEMENT BETWEEN CARSON CITY AND
#®  SILVER OAK DEVELOPMENT COMPANY LIMITED it
PARTNERSHIf TO PROVIDE FOR THE CONSTRUCTION OF
_ CERTAIN DRAINAGE AND DETENTION IMPROVEMENTS AND
i 70 MODIFY CERTAIN PREVIOUSLY APPROVED SETBACK
VARIANCES AND OTHER NlETERs PROPERLY RELATED
THERETO . W e
ancsl eftect-; No

K

T W

' THE BGARD oF SUPERVISORS OF CARSON CITY Do DﬁDAIN'

3 n t

WHEREAS, CARSON CITY ‘and SILVER OAk DEVELOPMENT COMPANY

LIMITED PARTNERSHIP, hereinafter referred to as "SILVER O * antered

into a development agreement which was approved by the Board of
Supervisors as Ordinance 1994-1, Bill No. 167 on January 6, 1954
(herexnafter "Development Agreement") and CARSOH CITY and SILVER OAK
desire to amend the Davelopment Agreement bf‘egreaing to the First
Addendum to Development Agreement (hereinafter "Addendum") attached
hereto as E.hibit “A“- and

HEREAS, the 1a‘n]d which is the subject of this Addendum is
comprised of land comﬁenly known as parcel Nog. 8-061-02, B~061-06 and
8-061-13, which parcels were jidentified in the Tentative'Planned unit
Development Map entitled "Sllver Oak P.U.D." (hereinafter "silver Qak
P.U.D.") that was approved by the Carson City Board of Supervisors on
September 16, 1993 and which land is more particularly described in
Exhibit "1% te Exhibit "&"; and

WHEREAS, the permitted uses of the land, the density or
intensity of the land use, and the maximum height and size of any
proposcd buildings are provided for in the approved Silver Oak P.U.D.
-]-

000163518
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'Addendum do no

:‘uuﬁ, tho conditiona or the Map, and tht Dcvelop-nnt Aqr-un-nt: and

s i : -
lsorl finds that the

W

i? WHEREAS, the carson ctty Beard ot Supexv

contents of the Addendum.conforme with CCHC 17. 21 020, uns 218 0201 and

vt

Caraon Clty 8 Hastar Plan; and
' NOW, THEREFORE, the Board of Supervluors hereby ordains:

4‘ 1. fThe modifications to the Sllver oak p u.o. made by the

v
(

t affect the rlghts oE relldents to maintain and enforce‘

' the provlsions of the plan. , \
h\

2. The modifications to the Silver Oak P.U, D. mede by the

- Addehdu'u are consistent with 'Lhe efficient development and presarvatlon

ef the entire P,U.D., do not adversely affect elther the enjoyment of
land abuiting upon or across a street from the planned unit development
or the public interest, and are not granted solely to conter ‘a private
benefit upon any person. _

35 The First Addendum to Developpment Agreement between
CARSON CITY and SILVER OAK attached and {ncorporated herein as Exhiblt
"A“;end assoclated with all or portlons of Carson blty aeslssor ‘s
parcel Nos. 8-061-02, 8-061-06 and 8-061-13, which land ls mora
particularly described in Exhibit "1" to Exhibit "A“, is approved

4, The time period within which the construction mf the
drainage and detention improvements must commence 1s contained in the
Development Agreamant and the Addendum. The Director of the Carson
City Public Works Department is authorized to extend the period wjthin
which the construction of the’improvements covered by the Addendum and
the Development Agreement muet commence.

55 The Board of Supervisors further directs that the City

VA )
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c1é‘rk shull cnuu a cart:lf.led capy af this ord!nancn and the

. : N ’
FiEgi '. o iy
e PR A

Addendum ta be filid with t.he Carnon city Recorder. B

PROPOSED this 2nd 2nd A day of __June , 199%4.
PROPOSED by Supewisor Top Tatro
PASSED on the _lﬂh_ day of _ June , 1994,
VOTE. AYEB:
‘ Greg ﬁ.ﬂjgh
_J_gnj,gq'Avtes
Tow Igtro
Kay Beppett
Marv Teixeire, Mayor
NAYES: _ Nome
ABSENT:__ None .. _

- ATTEST:

This ordinance shall be in force and effect from

and after the _ 27th day of _ June , 1994.

000163818
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Thas Fmt Addmdum ] Developmmt Agreemem made thls Zé dny o@ﬁ, 1994,
by and batwem SILVFR DAK DﬁVELOPMEN'!‘ COMPANY LIMI'I‘ED PARTNBRSH[P a

YEaL . redhe

Ncmda lxmmd paﬂnmhap (hermnlﬁer “DEVELOPER"), md CARSON CITY a oonlohdated
mmxctpnluy of the State of hevuda. homnaﬂﬁ' refmod t as "CARSON CITY '

i R_E.Q—I_LA—L—S 01' - \A ::L
1. On September 16 1993 the Cmon City Board of Supemson cons:dered lhe .

; SILVER OAK project (heremaﬁer the "PROJECT") and approvod the Project by passing on first

reading Bill No. 167 which was later hea.rd on second re:ulmg and passad as Ordinance 1994-1
on January 6, 1994 (hercmafter the "DEVELOPMENT AGREEMENT”)

2. The parties find that certain variances granted by the Bou‘d should be modlfied
and that additional provisions relnung to drainage are cdesirable addmons to the DEVELOPMENT
AGREEMENT and CARSON CITY and the DEVELOPER mumaliy desirs to ummd, modify
and restate portions of the DEVBLOPMENT AGREEMENT as hereinafier sst forth.

NOW THEREFORE for good aind valuable c(;nsideration herein the parties do agree as
follows: '

L .
Article 2.6 is hereby amended‘and restated to _p;uvide in‘its entirety as follows:
2.6 ing, Drainage an ‘Em jon Control
The DEVELOPER has pfepared a Master Drainage Plan for the PROJECT
which is dated March 4, 1994 and by this reference incorporated herein as if fully
set forth. Pursuant to the Master Drainage Plan, the PROJECT is segmented into

Areas A through D inclusive.

The DEVELOPER and CARSON CITY agree that the first phase of

Pags | of 4
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1 i ! dcvolopm-:t w:ﬂnn " Am uali nqmre the oonsmwhon of lhe douumm fmmy
3 (m) and df;muge nnprou&\ém for ﬂut Aru, mﬁimhn' but not hmawd to. the
3 "connecuon of‘ dmnaac conveyancmg fac:lmw betwam Ams raqmred m facilitate
' 4 {"i, drainage to the outlet stru;:tutes along U.S. anhwly 395, Prowded howwer that
5 : the second phnse of dcvelopméﬁt in Area A will requlred the consmlcnon of the
6 detention facility in Arca B and construction of th; first phase in Area D wnll
7 require construction of detentwn fmlmus in Aren C.
8 The specific gudmg. dnmage and crt:unonJ contro) pllm for mh phm
9 shall be submitted with the ﬁnal map for each of the varioue phases of the
10 PROJECT subject to approval by CARSON CITY. All plans shall be in

11 accordance with the Master Drainage Plan and CCMC 17.36.030.

12

13 1L ‘

14 Paragraph ¢) of the portion of Article 2.11 pemﬁning to "Remaining Residential Areas” i8

15 hereby amended and restated to provide in its entirety as follows:

16 ¢) Front, rear and sideyard set backs are varied by lot size as follows:

17 Front Yard

18 12,000 sq. ft.lots and under.

19 12 feet to residential structure from the property line.

20 Over 12,000 sq. ft. 10 and including 17.000 sq. ft.

21 15 feet to residential structure from the property line.

22| Qver 17,000 sq. ft, fo and including 30,000 sq. ft.

23 | 20 feet to residential structure from the property line.

24 Over 30,000 sq. ft. to_and including 45,000 sg. ft.

25 30 feet to residential structure from the property line.

26 M

27

28 Paze 2 of 4
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Not including ueweud " md

For side yards nbuﬂm; ntnot.lhmdmllbcmmm ofm 5
feet wullmg 10 foct.

"

: _: . Not mcludmg uncovaod patios and decks 3 mnmmum of 8 fost.

- For snde yards ubuttins a street thers shall bo an mcrnn of an additional 5
: feet tolallmg 13 feet. '

' ' Not mcludmg uncovered patma and decks 4 mmunum of 10 foet

For s:de yards abuttms astmt thero shall be an incraase of an addmoml L
feet tutallms 15 feet.

MMMM_E_&
Not mcludmg wncovered patios and decks 13 feet mlmmum

For side yards abutting & streat there shall be an increase of an additional 5
faet totaling 20 feet. ‘
Over 30,000 sq. f}.

Not inclnding uncoversd patios and decks 20 fest minirnum.

Page 3 of 4
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% g | H Nmmdmg my of the pmwnnn for m the roar yards set backs on ‘these
4 proportm nbuluag oxi 8ting residersces shall be not fesn than 20 foet,
s‘ .‘ \‘ : l' It "I'
6 'l'!m Agtvement shall bind the heirs, axecutors, administrators, successors, and assigns of
7 "ﬂw respect:ve pamas ‘
8 IN WI’IN&.SS WHEREOF the partm hersto have wued this -gmemum to be exeemotl
9 .'asofmedaylmd ym'ﬁrsubouwmtm o
10 CARSON CITY
I . By: '
[ [
12 ATIE ;r
13 '
y
14 !
15 : Appfovod: Appmi;ed as to form
, A
16 A
- De.puty Di
SILVA.R OAK DEVELO]’MMT COMPANY
18 LIMITED PARTNERSHIP
19 -
By: GTS PARTNERS, INC., a Nevada
2C corporation, i general pariner
21
22 K
23
) SUBSCRIBED sid SWORN to
4 .
before-me this d
25
26
) 7 i 1685 { wiviRgoviacded. sgr
26 Page 4 of 4
000163818
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EXHIPIT 1"

THE LAND ASFERKED T0 1IN THIS REPORT IS SITUATED IN 7ARSON CITY,

NEVADA, AND 13 LESCRIBED AS FOLLOWS:

southeast 1/4 of Section 6, Township 15 North,

A portion »f the
described as fullows:

range 20 East, v.0.B. & M.,

the Amended Parxcel Map for SILVER OAK
led in the office of the Carson City
in Book 7 of Maps, Page 2030, File

pParcel 4 as shown on
DEVELOPMENT COMPAN t; £fi
Recorder on October 13, 1993,
No. 150922.

parcels A, ¥, C, and [ as Sse
ASHCRAFT, filed for record in the
recorder on April 27, 1982, in Book 4,
10883, Nfficial Records of carscn City, Navada.

t fortnh on parcel map for MARSHALL S.
office of the Carson City
Page 926 as Document No.

rogether with an sasement for ingress and egress as set forth in
dscument filed for record in the office of the Carson City Reroxder
on September 4, 1979 in Book 260, Page 517 as Document No. 90303

official Records of Carsan City, Nevada.
a portion of the Southwest 1/4 of

ship 15 MNorth, Ranga 20 East,
me=tes and bounds as follows,

A pascel of land over and BCrOSS
rhe Noc-theast 1/4 of saction 6, Town
M.D.B.&M., and described more fully by

to-wit:

Beginning at a point 48 feat leit or westerly, and at vight angles
to HIGHWAY ENGINEER'S STATION "O 51 "BE+60,00 P.0.T. said point
further descrited as beaving South 29°52'0:" East, a distance of
15%6.08 feet from the south guacter corner of section 31, Township
16 No~th, Range 20 East, M.D.B.&f., thence South 25°*13'03" East

along the left or westerlv 48.00 foot highway rignt of way line a
distance of 13£.11 feet to an intersection with the Southerly
boundary of said property. thence North 49°32'03" West along the
wasterly boundary of said jroperty a distance of 234.80 feet to an
intersec:ion with North gast-West one-sixtesnth section line of
said Section 6; thence South 84°08'30" East a distance of 56.16
feet to a point; thence outh 70°03'01" East a Aistance of ©68.90

faet to tha point of beginning .

71, FJ FOR RCCORD
Y1 pEppEST OF

CARSON CiTY CLERK TD
> R
o PNy s
f 000163818
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DRDINANCE NO. 1995-5

BILL WNO. 135

AN ORDIMANCE APPROVING A SECCND
ADDENDUM TQ A DEVELOPMENT AGREEMENT
BETWEEN CARSON CITY AND SILVER OAK DFVELOPMENT
COMPANY LIMITED PARTNERSHIP TO MUDIFY
CERTAIN PREVIOCUSLY APPROVED SETBACK VARIANCES
AND OTHER MATTERS PROPERLY RELATED THERETO
Fiscal effect: None
THE BOARD OF SUPERVISORS OF CARSCN CITY DO ORDAIN:
SECTION 1:

) WHEREAS, CARSON CITY znd SILVER OAK DEVELOPMENT COMPANY
LIMITED PARTNERSHIP, hereinefter referred to as "SILVEER JAKH!
entered into a Development Agreement which was approved by the
Board of Svpervisors as Ordinance 1994-1, Bill No. 167 on Jarnuary
6, 1994 (hereinafter "Devaelopment Agreemert") ard whic: was
modified in the First Addendum dated June 16, 1994, recorded as
File Number 000163818 on July 1, 1994, CARSON CITY and SILVER OAK
desire to amend the Develupment Agresment by agrecing to the Second
Addendum o Development Agreement (hereinafter "Addendum") attached
hereto as Exhibit "A"; and

WHEREAS, the land which is the subject of this aAddendum is
comprised of land commonly known as parcel Hns. 8~061-02, 8-061,06
and 8-061-13 and APNs 8-061~24 and 17, 7-091-5%, 56, 57, 58, and 7 -
091-68 (portion} 7-411-01, 02, 03, 04, 05, 06, 7-412-01, 02, 03,
04, 05, 06, 07, 08, 09, 0, 11, l4, 16, 18, 19, 20, 22, 23, 24, 25,
26, 30, 31, 32, 33, 34, 35, 36, 37, 41, 42, 43, 44, 45, 46, 48, 49,

5¢, 52, 53, 54, 55, 56, 58, which parcels were identified in the

RUSLI,V36.AGR 1

000171938
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Tentative Planned Unit Dzvelopment Maip entitled "Silver Dak P.U.D."
(hereinafter "Silver Oak P.U.D ) that was approved by the Carson
City Board of Supervisors on September 16, 1993 'nd which land is

more particularly des.rired in Exnibit ™1" to Exhibit "a"; and

I

WHEREAS, the pormitted uses of the land, the density or
intensity of the la.d use, and the maxiwum height and size of any
proposad buildings are provided tor in thc approved £.iver Gak
P.U.D. Map, the conditions »f the Map, and th« Devalopment
Agreenent: and

WHLREA3, the Car.on City Board of Serervizors finds that the
contr.nts of the Addendum conforms wit'. CCMC 17.21,020, NRS 2?8.0201
ar. Carson City‘’s Master Plan; .4

NUW, THEREFORE, the B-urd of Supervisors hereby ordains:

i. The modificriicns to the Silver Oak P.U.D. made by the

addenaum do not sffect the riohts of residents to maintaipn and

en.orce the provisicns of *he plan.

2. The modification to the Zilver 0ak P.U.D. made by whe
Addendum are consistent wit% th. efficient develormznt and
preservation of the entire F.U.D., do not adversely affect either
the enjoyment ot land ahutting upon or arreosc a street from the
- planned unit development or the pubiic interest, and are not

gwanted solely to confer a private benefit upon any person.

3. The Second Addendun to Deve.copmnent Agreement between
CARSON CITY and SILVER OAK attached and incorporated herein as
Exhibit "A" and associated with all or portioas of Carson City

Assessor’s Parvcel Nos. 8-06.-02, B-061-06 and 8-061-13 and APHs 8-

BOSI LV 260 . A0 2

000171938
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061-24 and 17, 7-091-55, 564, 57, 58, and 7-051- 8 (pertion) 7-411-
01, 02, 03, 04, 05, 06, 7-412-01, 02, 03, 04, 05, 06, 07, 08, 09,
10, 11, 14, 16, 18, 18, 20, 22, 23, 24, 25, 26, 30, 31, 32, 33, 34,
5o, 36, 37, 41, 42, 43, 44, 45, 46 48, 49, 50, 52, 53, 51, 85, 56,
58, which land is more particularly described in EBxhibit "1" to
Exhibit "A", is approved.

4. The Board of Super7sisors further directs that the City
Clerk shall cause a certified copy of this Ordinance and the
Addendum to pe filed with the Carson Ci:y Recorder.

PROPOSED this __19th day of lanuas y ; 1995,

PROPO¢ ED by Supervisor __foum Tsatro .
PASSED ¢n the _2ud day of Februagy , 1995,
- VOTE: AYES:  _ Greg Smith

Janice Avres

Tom Tatra —

Kay Beungtt

Mary Teixelra, Mayor

VOTE: MAYES: Noneg

N - ABSENT: Nong

Pest 0,002 ‘Yo 5
) Y = Loy —
- ©of 7wt MaRV TEIXEIRA, yor/
ATTEST:
E - B 4

'A ' - . S—
ALAN. GLOVER, Clerk~Recorder
This ordinance shall be in force and effect trom and after the

L b3th day of Februany 2y 19995,

HOAILV.I6 . AGR 3
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Exhibit "A"®
SECOND ADDENDUM TO DEVELODPMENT AGREEMENT

This Second Addendum to Development Agreement made this 2nd

day of February » 1995, by and between SILVER OAK DEVELOPMENT

COMPANY LIMITED PARTIERSHIP, Nevada limited partnership
(hereinafter YDEVELOPER"), and CARSON CITY, a consolidated
municipality of the State of Nevada, hereinafter referred to as
“CARSOM CITY",

RECITALS

1. On  September 16, 1993, the Carson City Board of
Supervisors considered the SILVER OAK project (hereinafter the
"PROJECT") and approved the PROJECT by passing on first reading
Bill No. 167 which was later heard on second reading and passed as
Ordinance 1994-1 on Japruary 6, 1994 (hereinafter the "DEVELOPMENT
AGREEMENT"). The DEVELOPMENT AGREEMENT was amended by the FIRST
ADDENDUM TQ DEVELOPMENT AGREEMINT dated June 16, 1994, and reco:r led
as Flle No. 000163818 and recorded July 1, 1994 in the Carson City
Recorder’s office.

2. The parties find that certain variances granted by the
Board should be modified and that additional provisions relating to
drairage are degirable additionc to the DIVELOPMENY AGREEMENT and
CARSON CITY and the DEVELOPER mutually desire to anmend, modify ond
restate portions of the DEVELOPMENT AGREEMENT as harzinafter se*

forth.

Page 1 of 5
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NOW THEREFORE for good and valuable considerztion herasin the

parties do agree ac follows:

L §

I.
Paragraph c) of the pnrtion of Article 2.11 pertaining to
"Remaining Residential Areas: is hereby amended and restated to

provide in its entirety as follows:

c) Front, rear and sideyard set backs are varied by lot size

as follows:

Front Yard
12,000 sg, £, Jots and undexr.

12 feet to residential structure from the property
line.

Over 12,000 sq, £%, %o and including 17,000 sg, ft.
15 feet to residential structure from the property
line.

Over 17,000 sq, £t to and including 30,000 sq. ft.

20 feet to residential structure from the property
line.

Qvar 30,000 sq. f£t. to and incliuding 45.000 sg. £t.
30 feet to residential structure from the property
line.

Rear Yard

12,000 sq. £t. lots and under.

Not including uncovered patios and decks 15 feet

minimum.

Pace 2 of 5
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12,000 A 3 includi 30,000 t
Not including uncovered patios and decks 20 feet
minimum.

.00 E! 1_includi 45,000 4
Not including uncovered patios and decks 30 feet
minimum.

Side yard

9,000 sq. ft. lots and under.
Not including uncovered pctios and decks 5 feet
ninimum. For side yards abutting a stree:, there
shell be an increase of an additional 5 feet
totalling 10 feet.

Q!ﬁI_2AMHLjEL_1Eh_JuLJuni_inglnding_lZAQﬂﬂ_ﬁg;uitﬁ
Not including uncovered patios and decks & minimum
of 8 feet. For side yards abitting a street there
shall be an increase of an additional 5 feet
totalling 13 feet.

Over 12,000 sq. ft. to and including 17,000 sq. ft.
Not including uncovered patios and decks a minimun
of 10 feet. For side yards abutting as street
there shall be an increase of an additional 5 feet
totalling 15 feet.

over 17,000 sq. ft. to and including 30,000 sdg. ft.
Not including uncovered patios and decks 15 feet
minimum. For side yards abutting a street there

shail be an increase of an additional 5 faet
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totalling 20 feet.
Qver 30,000 s5¢, ft,

Not including uncovered patios and decks 20 feet
mirnimum. Por side yards abutting a street there
shall be an increase of an additional 5 feet
totalling 25 feet.

For any irreqular shaped lot (which is defined as a lot
in which lot corners are not at 90" angles), on the end of a cul de
sac and "bulbhs" an Owner/Builder may utilize an average in
calculating the rear and side yard set backs provided that the rear
yard shall be not less than 10 feet under the averaging method and
the side yard shall be no less than 5 feet under the averaging
method. The stamp and signature of the Silver Oak Architectural
Review Board shall be conclusive evidence that the Owner/Builder
has satisfied the set back requirement set forth herein.

Notwithstanding any of the provisions for these variances
the rear yards set backs on those properties abutting existing
residences shall be no less than 20 feet.

III

This Agreement shall bind the helrs, executors,
administrators, successors, and assigns of the respective parties.

IN WITNESS WHEREOF, the parties hereto have caused this
Agreement to be executed as of the day and year first above

written.
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